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1. Introduction 
1.1 This statement of consultation accompanies an application for Full Planning Permission and 

Demolition within a Conservation Area, submitted to Manchester City Council (MCC) by Manchester 
Life Strategic Development Company Limited (the ‘Applicant’, hereby referred to as ‘Manchester Life’), 
in respect of land bounded by Poland Street to the west, the City Court Trading Estate to the south, 
Crown Industrial Estate to the north and Ancoats Green to the East. 

1.2 The Proposed Development is known as the Ancoats Mobility Hub (“the Mobility Hub” or “the Hub”) 
and comprises 150 cycle parking spaces, 408 car parking spaces, a ground floor retail unit and a 
delivery hub within an 8-storey building. The Hub is a tool to enable change, facilitating a modal shift 
away from dependency on private cars towards cycling, public transport, car clubs/car share and 
walking, and offering the opportunity to break the traditional link between home and car. Alongside 
provision for private cars, the Hub will provide residents and visitors with the capability and 
opportunity to make choices about their mode of transport that contribute to a cleaner, greener, safer 
neighbourhood – including provision for electric vehicles. 

1.3 In summary the development will provide:  

• A delivery hub providing logistic requirements for the proposed 1,612 new homes in the Poland 
Street Zone. There is also an aspiration for a last-mile delivery service to neighbouring residential 
developments.  

• 221 sq. m. of commercial floorspace suitable for a restaurant or café (Use Class E(b)) which can 
provide a cycle café for the neighbourhood.  

• Secure cycle store for 150 bikes and dedicated cycle lockers and changing facilities for members. 
Additionally, the Hub will include a Transport for Greater Manchester (TfGM) managed cycle hire 
facility.  

• 408 car parking spaces including 25% EV charging provision with infrastructure in place to allow 
growth in line with demand up to 100% provision. Spaces in the short term are likely to be used 
by visitors and commuters, however the long-term ambition is for the Hub to provide car parking 
spaces solely for the residents of Ancoats.  

• Car club/car share facilities to allow local residents to access a car as required from a central fleet 
of vehicles which will be located within the Mobility Hub.  

• Living green walls using climbing plants will establish an interesting and natural feature on the 
elevations that will screen the car park.  

• Rooftop photovoltaic (PV) panels will provide power generated by renewable energy. This power 
will be used to directly support rapid EV charging points. 

1.4 This Statement sets out in detail the pre-application consultation that has been undertaken, the 
feedback received and how that has been considered and addressed within the final proposals, where 
appropriate.  

1.5 The following documents have been included within this report as evidence to support the statements 
that have been made: 

• Site Location Plan (Appendix 1). 
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• Ancoats and New Islington Strategic Consultation Summary (Appendix 2). 

• Consultation boundary (Appendix 3). 

• Consultation leaflets (Appendix 4); 

• Consultation web pages (Appendix 5); and, 

• Correspondence with Manchester City council Highways and Transport for Greater Manchester 
(Appendix 7). 

The Site 

1.6 The Site extends to c. 0.33 hectares and is currently occupied by low-rise, multi-tenanted industrial 
estate units within the Poland Street Industrial Estate and hard standing. The Site can be accessed by 
pedestrians and vehicles via Poland Street. Security fencing runs along the eastern boundary where 
the Site meets Ancoats Green. 

1.7 The Site is located within the Ancoats Conservation Area; however, the character and quality is eroded 
in this part of the Conservation Area. The nearest Listed Building to the development Site is the Grade 
II* Listed Beehive Mill, located approximately 152m to the south west of the Site. 

1.8 The Site is located within Flood Zone 1, which is the lowest classification and means that there is less 
than a 0.1% chance of flooding per annum. It falls within a Critical Drainage Area as prescribed by the 
Manchester, Salford and Trafford Strategic Flood Risk Assessment. The Critical Drainage Area covers 
most of the Borough’s built up areas. 

1.9 The Site is within the administrative boundary of Manchester City Council. The Manchester Core 
Strategy was adopted in July 2012 and is the key, overarching Development Plan Document. 

1.10 The Site is located within Ancoats and New Islington, a regeneration priority area identified by 
Manchester City Council and  guided in recent years by the Ancoats and New Islington Development 
Framework, which was originally endorsed by Manchester City Council in October 2014. 

1.11 In July 2020, Manchester City Council endorsed a refreshed Neighbourhood Development Framework 
which focused on the Poland Street Zone in Ancoats (within which the Site is located) and was 
prepared to ensure future development reinstates and preserves the character of the area whilst 
meeting future housing, sustainability and community needs. 

1.12 The 2020 Neighbourhood Development Framework states that the Poland Street Zone will be a 
welcoming residential area with a range and mix of accommodation befitting a neighbourhood of 
choice. It will be a low car use area with high levels of cycle parking. 

1.13 In October 2020, Manchester City Council also published their Draft City Centre Transport Strategy for 
2040. The draft strategy outlines the Council’s vision for the City, which is for “a well-connected, zero 
carbon city centre at the heart of the North, offering residents, employees and visitors a great place to 
work, live and visit”. This draft strategy refers to the Ancoats Travel Hub and stated that the facility 
would meet the parking requirements of residential and commercial development in the next phase of 
redevelopment in Ancoats, removing parking from individual schemes and promoting a modal shift 
away from car ownership by providing the infrastructure which offers sustainable alternatives. The 
City Centre Transport Strategy was endorsed by Manchester City Council on 17 March 2021 and fully 
ratified by the Greater Manchester Combined Authority on 26 March 2021.  

1.14 A fully summary of the Site context is set out in the Planning Statement (incorporating Green & Blue 
Infrastructure Statement) submitted with this application. 
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The Proposals 

1.15 The Ancoats Mobility Hub concept was endorsed by Manchester City Council’s Executive in November 
2020 and referenced within the Council’s City Centre Transport Strategy (March 2021), as noted 
above. 

1.16 The Ancoats Mobility Hub is an innovative project which seeks to meet a number of neighbourhood 
aspirations, including providing access, facilities and connections to sustainable modes including 
cycling and walking, public transport and car sharing clubs; encouraging a modal shift from petrol and 
diesel cars by providing EV facilities and secure cycle storage and cycle hub facilities to encourage 
cycling as a primary mode of transport. 

1.17 This aims to promote a reduction of vehicle numbers and activity in the Poland Street Zone by 
enabling spaces to be removed from future residential and commercial schemes and providing a hub 
for parcel deliveries and smart parcel lockers, with last mile deliveries via electric vehicles (EV) or cargo 
bikes. 

1.18 In summary, the proposals are expected to include: 

• A delivery hub providing logistic requirements of the proposed 1,500 new homes in the Poland 
Street Zone; 

• Approximately 155 sq. m. of commercial floorspace suitable for a restaurant and café (Use Class 
E(b)) which can provide a cycle café for the neighbourhood; and, 

• 150 secure cycle parking spaces and 408 car parking spaces (including up to 30 car club/car share 
spaces) for the Back of Ancoats neighbourhood, with 25% EV charging spaces provided up-front 
and the capacity secured to increase provision with demand. 

1.19 The formal description of development contained within the planning application form states:  

“Application for Full Planning Permission for demolition of existing structures and erection of a 
mobility hub to include secure cycle and car parking spaces, a ground floor retail unit (Use Class E(b)) a 
delivery hub for the local area, access and servicing, landscaping, and associated works.” 

1.20 Full details of the Proposed Development are contained with the Planning Statement (incorporating 
Green & Blue Infrastructure Statement) submitted with the Application, in addition to the Design and 
Access Statements prepared by Buttress. 

Pre-Application Consultation 

1.21 A process of pre-application engagement has been implemented by the project team to ensure that 
the approach to the scheme’s design development has been properly communicated and discussed 
and, where possible, points raised during these discussions have been taken into account.  

Neighbourhood Development Framework Consultation  

1.22 The Ancoats and New Islington (A&NI) NDF was originally endorsed by the City Council’s Executive in 
2014. A draft refreshed A&NI NDF was submitted to the City Council’s Executive in February 2020 that 
guides the next phases of regeneration with a particular focus towards the back of Ancoats, more 
commonly referred to as the ‘Poland Street Zone’ and the Central Retail Park.  

1.23 Initially, consultation was scheduled to run from 4 March to 15 April 2020 with two public consultation 
events due to take place within March but as a result of the impact of COVID-19 it was cancelled. A 
revised consultation programme ran between 4 March and 15 May 2020 and was undertaken by staff 
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from the Strategic Development Team at Manchester City Council with support from external 
consultancy firm Counter Context Limited. The following consultation methods were used: 

• An updated Ancoats and New Islington consultation web page on the manchester.gov.uk website, 
providing details of the draft updated Ancoats and New Islington NDF relating to the Poland 
Street Zone and download links to the relevant documents with a dedicated feedback form to 
submit comments. 

• Letters to all local residents (465 addresses) within the study area consultation boundary. 

• Letters to local businesses within the study area registered on the Manchester City Council 
Business Rates Database 

• Letters to property and landowners delivered to all freehold and leasehold interests registered at 
the land registry within the consultation boundary area. All letters provided web-link details to 
the consultation page as well as details of the planned consultation events. 

• Consultation notification emails to key public and statutory stakeholders. 

• Consultation notification emails to non-statutory stakeholder groups including community 
groups. 

• Press release and news articles on the manchester.gov.uk website, supported by social media. 

• A dedicated email address and telephone information line. 

1.24 In summary, a total of 130 responses were received, and the website attracted 3,615 visits. 119 
responses were via the online questionnaire and a further 11 responses were via email. The feedback 
that was received was largely positive and can be summarised into the key themes below: 

• Strong support of the vision and priorities contained within the draft NDF update and the strategy 
to maximise opportunities for future development;  

• Strong support for the proposals linked to reduced car use and improved connectivity and 
pedestrian and cycle routes through the area;  

• Further comments were made in relation to car parking and how this is managed in terms of on 
street parking and centralised parking provision to service the area and support businesses and 
residents;  

• Strong support for the objectives of maintaining the character and conservation status of the area 
and ensuring that appropriate consideration is given to this in future developments;  

• Highlighting the need for flood management and sustainable drainage solutions where 
appropriate;  

• Highlighting the need for design to positively address the waterways corridor and link to wider 
green and blue networks;  

• Highlighting the need to consider flexibility on building massing and heights at certain locations in 
the area;  

• Support for the delivery of affordable housing across a range of typologies and tenures;  
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• Highlighting the need to ensure live work mix is balanced appropriately to ensure that either use 
is not detrimental to the other;  

• Support for potential of green streets and open green spaces that could be used for a variety of 
activities. However, concern was expressed about the possible loss of public open space at 
Ancoats Green. 

Ancoats and New Islington Regeneration Consultation – Phase 1: Strategic Consultation 

1.25 Due to the impact of COVID-19, opportunities for face to face engagement have been significantly 
impacted. Therefore, public consultation was undertaken virtually in the form of an online 
consultation web page. 

1.26 Public engagement was undertaken through a two-phase consultation process, as discussed with MCC 
at a pre-application meeting in September 2020 where general support was given. The first phase of 
consultation with local residents and businesses took place from December 2020 to January 2021 and 
provided an opportunity for the community to provide feedback to ensure local priorities and 
concerns were addressed as plans develop. The second phase of consultation would provide another 
opportunity for public engagement with more detailed proposals for each of the schemes and took 
place between 7 April and 16 April.  

1.27 The objectives for pre-application engagement for the next phase of development at Ancoats and New 
Islington were to: 

• Communicate the vision for the next phase of development at Ancoats and New Islington and 
generate support for each of the new developments being proposed; 

• Gather feedback on the key issues and addressing any potential concerns that relate to the 
proposed developments; and 

• Make people aware of the timescales for development and keep them informed about progress 
with regard to the development of the proposals. 

1.28 The following activities, set out in detail in Section 3 of this Statement, have been undertaken with the 
public to support this overall ambition for the consultation process: 

• November 2020: approximately 4,600 leaflets (Appendix 4) were delivered to the local businesses 
and residential community to notify them of the intention to redevelop the 6 sites and directing 
recipients to the website. 

• December 2020 – January 2021: the consultation ran for five weeks between 8 December 2020 
and 11 January 2021. Over the 5-week consultation period the website (Appendix 5) received 
2,007 visitors and 102 responses were submitted. 91% of the respondents were local residents. 

• February 2021: following the completion of the consultation on 11 January the website was 
updated to include a summary of the consultation comments (Appendix 2) that were received and 
an explanation of how the proposals will evolve in response to the comments. The wider public 
were notified about the consultation through a press release in local media outlets as well as a 
social media post that were both made on 1 December 2020. 

Ancoats and New Islington Regeneration Consultation – Phase 2: Detailed Consultation  

1.29 Following the first phase of stakeholder and public consultation process, formal feedback was 
collected and was used to amend the design proposals in light of the comments received from 
respondents for each of the sites coming forward at Ancoats and New Islington. The second phase of 
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consultation was subject to the impacts of COVID-19 and was therefore also undertaken online. The 
objectives for the second phase of consultation were to:  

• Continue to communicate the next phase of development at Ancoats and New Islington and 
generate support for each of the new developments being proposed; 

• Present updated design proposals for the sites at Eliza Yard, Mobility Hub, Downley Drive, and 
Ancoats Dispensary, illustrating how the feedback received from the first phase of consultation 
was taken into consideration to secure continued feedback from members of the public and key 
stakeholder and interest groups in order to positively update and amend the proposed 
developments toward their final stages. 

• Continue to gather feedback on the key issues and addressing any potential concerns that relate to 
the proposed developments; and 

• Continue to make people aware of the timescales for development and keep them informed about 
progress with regard to the development of the proposals. 

1.30 The following activities, set out in detail in Section 3 of this Statement, have been undertaken with the 
public to support this overall ambition for the consultation process: 

• February 2021: The wider public were notified about the consultation through a press release in 
local media outlets as well as a social media post that were both made on 22 February 2021. 

• April 2021: approximately 4,600 leaflets (Appendix 4) were delivered to local residents and 
businesses to notify them of the updated detailed design proposals for Eliza Yard, Downley Drive, 
the Ancoats Mobility Hub, and the Ancoats Dispensary by directing them to the website. In 
addition, the consultation was publicised by social media.   

• April 2021: the consultation ran for ten days between 7 April 2021 and 16 April 2021. Over the 
consultation period the website (Appendix 5) received 1,800 unique visitors and 160 responses 
were submitted, alongside 4 separate emails. 

1.31 Copies of the websites from both rounds of consultation are included within Appendix 5. 

1.32 A full account of all public engagement undertaken, the responses received, and a direct response 
made by the proposals is set out in full within Section 3. 

Statutory and Non-Statutory Consultee Engagement 

1.33 Pre-application consultation with Statutory Consultees has been focused upon providing an 
explanation of the Proposed Development, including the way in which the details design of the 
proposals have responded to the site conditions, surrounding area, relevant Frameworks and the 
Site’s economic, planning and regeneration context. 

1.34 This process has sought to address specific site considerations, questions and comments that have 
been raised during the consultation process, with consultation activity summarised as follows: 
 

• Extensive dialogue with Senior Planning Officers at Manchester City Council, which has taken 
place throughout the design development process in order to seek their support in principle; 

• A formal request for an EIA Screening Opinion request was submitted to MCC on the 1 April 2021. 
A formal response was received on 4 May 2021 which confirmed that the impact from the 
development would not be significant to warrant a formal Environmental Impact Assessment; 
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• Greater Manchester Police (via the Design by Security team) has been consulted, and their advice 
in terms of security has been addressed in the application proposals;  

• Historic England has been consulted on the design of the scheme as it is located within the 
Ancoats Conservation Area, and their advice has been addressed in the application proposal; and, 

• Various meetings with other technical statutory consultees, including MCC Highways, MCC Flood 
Risk Department; Transport for Greater Manchester; Greater Manchester Ecology Unit; Greater 
Manchester Archaeological Advisory Service and, United Utilities. 

1.35 Full details of all pre-application engagement with statutory consultees and the response provided by 
the submission is provided in Section 3 of this Statement. 

Report Structure 

1.36 The remainder of this Statement is structured as follows: 

• Section 2 – sets out the relevant planning policy and requirements. 

• Section 3 – provides details of the consultation undertaken, summarises the feedback received 
and provides a response where relevant.  

• Section 4 – presents the summary and conclusions.  
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2. Policy Context 
2.1 Guidance with regard to consultation is set out at both the national and local level. These 

requirements are summarised below. 

National 

Localism Act 

2.2 The Localism Bill was introduced to Parliament on 13 December 2010, and was given Royal Assent on 
15 November 2011, becoming an Act (“the Act”). 

2.3 The main aim of the Act is to shift power from Central Government back into the hands of individuals, 
communities and Councils. It includes five key measures as follows: 

• Community rights. 

• Neighbourhood planning. 

• Housing. 

• General power of competence. 

• Empowering cities and other local areas. 

2.4 Part 6 of the Act specifically deals with planning and Chapter 4 sets out requirements in relation to 
consultation before applying for Planning Permission. 

2.5 Section 122 of the Act amends the Town and Country Planning Act 1990 to include a new section 61W 
that sets out a requirement to carry out pre-application consultation as follows: 

(1) Where— 

 
(a) a person proposes to make an application for planning permission for the development of any 
land in England, and 

 
(b) the proposed development is of a description specified in a development order, the person 
must carry out consultation on the proposed application in accordance with subsections (2) and 
(3). 

2.6 Subsections (2) and (3) state: 

(2) The person must publicise the proposed application in such manner as the person reasonably 
considers is likely to bring the proposed application to the attention of a majority of the persons 
who live at, or otherwise occupy, premises in the vicinity of the land. 

 
(3) The person must consult each specified person about the proposed application. 

2.7 Subsection (4) outlines the requirements in regard to publicity of applications: 

(4) Publicity under subsection (2) must— 
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(a) set out how the person (“P”) may be contacted by persons wishing to comment on, or 
collaborate with P on the design of, the proposed development, and 

 
(b) give such information about the proposed timetable for the consultation as is sufficient to 

ensure that persons wishing to comment on the proposed development may do so in good 
time. 

2.8 The Act also sets out a duty to take account of the responses to consultation. Section 61X requires a 
developer to have regard to any comments or responses generated by the consultation undertaken in 
accordance with section 61W, when deciding whether to make any changes to proposals before 
submitting a planning application.  

2.9 Section 61Y enables the Secretary of State to set out further provisions as to how the consultation 
required under new section 61W should be undertaken in practice. 

National Planning Policy Framework 

2.10 The Department for Communities and Local Government published the amended NPPF in February 
2019. The document sets out the Government’s planning policies for England and how these are to be 
applied. It requires planning policies to meet objectively assessed needs, with sufficient flexibility to 
adapt to rapid change.  

2.11 Paragraphs 39 to 46 address pre-application engagement and front-loading. Paragraph 39 observes 
that early engagement has significant potential to improve the efficiency and effectiveness of the 
planning application system for all parties. It goes on to state that good quality pre-application 
discussion enables better co-ordination between public and private resources and improved outcomes 
for the community.  

2.12 Paragraph 40 directs local planning authorities to encourage any applicants who are not already 
required to do so by law to engage with the local community, where they think this would be 
beneficial, and, where relevant with statutory and non-statutory consultees, before submitting 
applications.  

2.13 Similarly, paragraphs 124 to 129 sets out how Local Planning Authorities should have regard to early, 
proactive and positive engagement with the local community and their views, as well as addressing 
any comments received from design review panels. 

2.14 The NPPF also promotes the use of the Local Planning Authority Pre-Application Service in order to 
encourage a partnership approach to applications. It is considered that early engagement with the 
Local Planning Authority is often conducive to the best result for the application, as it highlights where 
further work is required. 

National Planning Policy Guidance 

2.15 In March 2014, the Government issued the National Planning Practice Guidance as an on-line 
resource, which is designed to bring together planning practice guidance for England in an accessible 
and usable way. The Guidance was amended in March 2019 following updates to the NPPF.  

2.16 The Guidance provides further detail to assist in the understanding of planning policies set out within 
the NPPF, including requirements for pre-application engagement.  

2.17 The ‘Consultation and pre-decision matters’ identifies that:  

• In line with the policies of the NPPF, statutory consultees have an important role to play in the 
pre-application stage and should be engaged early; and,  
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• Pre-application consultation with the local community is encouraged where it adds value to 
process and outcome.  

Local 

Statement of Community Involvement 

2.18 MCC adopted a refreshed Statement of Community Involvement (SCI) in June 2018. The SCI sets out 
how and when MCC will involve the community in relation to the preparation and revision of the Local 
Development Documents and in the process of making decisions on planning applications.  

2.19 Appendix 1 of the SCI provides guidance on developer-led early engagement.  

2.20 The SCI states that early engagement has significant benefits by improving the efficiency and 
effectiveness of the planning system for all parties. Therefore, developers are encouraged to consult 
before submitting a planning application.  

2.21 The SCI encourages developers to consult with the public and various parties, which could include 
equalities groups, as well as with specific infrastructure and service providers who can advise 
developers on any need for increased provision of services.  

2.22 Consultations should be inclusive, transparent, clear and understandable. Additionally, developers are 
encouraged to submit a record of the consultation that took place with their planning submission, 
which is detailed within Section 3 of this Statement.  

Summary  

2.23 This Statement sets out the consultation process which has been undertaken and demonstrates 
compliance with the guidance and requirements set out above. 
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3. Consultation Strategy and 
Responses 

3.1 This section describes the consultation that has been undertaken by the Applicant and the project 
team. It includes an outline of the consultation strategy and the outcome of the consultation process. 

3.2 Whilst it has not been possible to undertake face to face public engagement sessions due to the 
impact of COVID-19 and the need to maintain social distancing during the design development period, 
it has been possible to engage all parties throughout using online platforms and different types of 
media. 

Ancoats and New Islington Regeneration Consultation – Phase 1: Strategic 
Consultation 

3.3 Public consultation on the early stage plans for the developments across the sites was held between 8 
December 2020 and 11 January 2021. The majority of the responses gathered by the consultations 
were supportive of the proposals on the next phase of development in Ancoats and New Islington. 

3.4 The material presented online summed up the surrounding context of the development sites and 
some initial design concepts. This information was supplemented by a range of questions with regards 
to thoughts and feelings about the developments. A copy of the website pages is provided at Appendix 
5. 

3.5 A feedback form was available via the website for people to provide comments on the Proposed 
Development and an email address was provided for people to send in comments. 

3.6 By engaging with the stakeholders and the local community, valuable insight was gained on the early 
stage plans for the proposed phase of regeneration within the Poland Street Zone. The consultation 
event was able to successfully gather local opinion surrounding what was broadly desirable and what 
was undesirable within their own neighbourhood. Additionally, detailed comments on the specific 
development sites were obtained to gain a better understanding of the next steps in the development 
of the schemes including the Mobility Hub. 

3.7 Respondents were also asked to indicate how important each of the following priorities were to them 
in order to establish broader ‘Neighbourhood priorities’:  

• High quality public realm 

• Innovative approaches to mobility and parking 

• A mix of heritage and new architecture 

• Commercial spaces for a broader range of businesses 

• More affordable homes 

• A broader range of homes 
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3.8 An important priority that was highlighted by the respondents was the provision of a high-quality 
public realm as well as innovative approaches to mobility and parking to encourage streets which 
prioritise pedestrians and cyclists. The respondents were also asked about their favourite things about 
living in Ancoats and New Islington and things that cause them frustration. Favourite things included 
the following: 

• The Marina 

• Rochdale Canal 

• Independent shops, cafes, restaurants, bars 

• Ancoats Green 

• Cotton Field Park 

• Community atmosphere 

• Old meets new 

• Regeneration of historic buildings 

• Proximity to city centre 

• Cutting Room Square 

• High-quality businesses 

3.9 Frustrations experienced by the respondents within the Neighbourhood included the following: 

• Lack of green space 

• Speeding Drivers 

• Amount of Traffic 

• Quality of some new buildings 

• Anti-social behaviour 

• Litter 

• Insufficient play areas 

• Not enough shops 

• Strained infrastructure 

3.10 The majority of respondents were supportive of the concept for the Ancoats Mobility Hub (69% of 102 
respondents). Overall areas of support included praise for the move towards active travel in the 
neighbourhood and prioritising streets for people over cars.  

3.11 A response from the Applicant has been provided based on the key themes that emerged from this 
stage of the consultation process. This was provided on the Detailed Consultation website in March 
2021 and is replicated in the table below.  
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Table 1 – Response to Phase 1 consultation comments for Ancoats Mobility Hub 

Consultation comments How will these comments be considered as the proposals progress? 

Requests for significant numbers 
of EV charging points. 

A key objective for the Mobility Hub is to provide access to sustainable modes of transport 
including cycling and walking, public transport and car clubs/car share. Electric Vehicles (EVs) 
will be promoted though providing EV charging infrastructure for 25% of parking spaces from 
the outset, but the infrastructure within the Mobility Hub will be designed to enable this to 
increase with demand. 

Suggestion that access to the 
Mobility Hub for deliveries should 
be carefully planned to avoid 
congestion. 

The Mobility Hub design proposes an internal delivery hub; with a dedicated route for vehicles 
accessing the facility which should reduce impacts on the local highway network. A 
Management Strategy for how delivery vehicles will access the building shall be approved and 
implemented via the planning process to further minimise any congestion.  

The Mobility Hub has been, and continues to be, discussed in detail with Manchester City 
Council’s Highways Department so appropriate traffic modelling is undertaken and any impacts 
assessed. A Transport Assessment will be submitted as part of any planning application. 

Requests for priority access for 
local people. Some expressed 
concern that it will be used for 
commuter parking and therefore 
bring more traffic into Ancoats. 

Whilst it is likely that some commuters will utilise the Mobility Hub in the immediate short 
term, the long-term ambition for the Mobility Hub is that it acts as infrastructure for Ancoats 
and, as a priority, serves its future residents by providing sustainable transport options and car 
parking. This reduces the need for car parking to be provided in residential developments that 
come forward in the future. Management procedures will be put in place so that residents of 
Ancoats who want a paid car parking space can be prioritised over commuters. 

Aside from the Mobility Hub plans, 
there also needs to be a fast-track 
approvals process to retrofit EV 
charging points to other 
developments. 

This comment is noted. The Mobility Hub will support sustainable transport decisions and, 
more generally as there is a move towards greater use of EVs in society, landlords and 
developers will have to respond to this trend. 

Requests to explain the Mobility 
Hub concept more simply. 

A further consultation is planned to present the Mobility Hub concept in more detail. We will 
ensure this is easy to understand. 

Ancoats and New Islington Regeneration Consultation – Phase 2: Detailed 
Consultation 

3.12 Following the first phase of the stakeholder and public consultation process, formal feedback was 
collected and was used to amend the design proposals in light of the comments received from 
respondents for each of the sites coming forward at Ancoats and New Islington. 

3.13 The second round of public consultation for the updated detailed design proposals for Eliza Yard, the 
Mobility Hub, Downley Drive and Ancoats Dispensary was held by Counter Context between 7 April 
2021 and 16 April 2021. The majority of the responses gathered by the consultations were supportive 
of the updated design proposals and respected the efforts to reflect their comments in the design 
process. 

3.14 The second phase of consultation was also subject to the impacts of COVID-19 and was therefore also 
undertaken online.  

3.15 The material presented online provided a comprehensive and detailed presentation of the updated 
design proposals for each of the sites coming forward at Ancoats and New Islington. This information 
was supplemented by a range of questions with regards to thoughts and feelings on each of the sites 
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including the opportunity for detailed written comments. The questions that the respondents were 
asked are listed below: 

1. Do you support the Ancoats Mobility Hub serving as a central location for the sustainable 
transport needs of the local area? 

• Yes – 86 (65%) 

• No – 18 (13%) 

• I’m not sure – 28 (21%) 

 

2. Would you consider using a car club if you could access it through the Ancoats Mobility Hub? 

• Yes, I would definitely use it – 31 (23%) 

• Maybe – 43 (33%) 

• No, I wouldn’t use it – 31 (23%) 

• Not relevant to me – 27 (20%) 

 

 

3. Would you hire a bike if you could pick it up from the Ancoats Mobility Hub? 

• Yes – 53 (39%) 

• Maybe – 39 (29%) 

• No – 18 (13%)  

• Not relevant to me – 23 (17%) 
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4. What do you think of the proposals for a central parcel delivery hub to help cut down on delivery 
traffic and improve air quality in Ancoats? Would you be likely to use this facility? 

• It’s a good idea, I’d be very likely to use it – 47 (35%) 

• It’s an interesting idea, I might use it – 42 (31%) 

• I’m unlikely to use it, I prefer the convenience of having parcels delivered to my home or 

workplace – 29 (21%) 

• Not relevant to me – 14 (10%)  

 

3.16 By engaging with the stakeholders and local community, valuable insight was gained on the updated 
design proposals for each of the sites and the consultation event was able to successfully gather local 
opinion on what was liked and areas for improvement.  

3.17 The majority of respondents were supportive of the detailed design proposals for the Mobility Hub 
and in favour of an innovative concept for promoting sustainable transport measures in line with the 
next phase of regeneration coming forward in Ancoats and New Islington. There was a strong support 
for proposals to create better connectivity to the park, include EV charging points and secure cycle 
parking as well as incorporating a modern design with living walls. 

3.18 There were a limited number of concerns raised on the detailed proposals. These have been 
summarised with a detailed response in table 2. 
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Table 2 – Response to Phase 2 Consultation comments for Mobility Hub 

Comments Response 

Concern regarding personal 
safety and the potential for 
anti-social behaviour and 
crime to occur. 

 

Greater Manchester Police’s ‘Secure by Design’ team has helped to provide recommendations to 
evolve the design of the scheme and ensure the safety of the Mobility Hub for its future users. 

A barrier to restrict unauthorised car access will be installed. In addition, roller shutters could be 
installed to prevent access to the car park, while access to other areas will be limited in terms of 
employee only or membership access.  

CCTV will be installed at various points internally and externally across the Mobility Hub to record 
the activity taking place. 

Request to incorporate 
scooter store. 

Unfortunately, it is not possible to incorporate scooter parking in the design at this time, although 
this may be reviewed, and the scheme has the potential to be adapted should the scooters become 
a more popular form of transport in Manchester. The Mobility Hub will provide c. 150 secure cycle 
parking spaces for commuters/visitors. In addition, there is space provided for a future TfGM e-bike 
hire scheme.  

Request for more green 
spaces and to extend the 
marina into the park. 

 

Request for new canal 
crossing for residents of New 
Islington. 

 

Ancoats Green needs 
improvement. 

An overarching public realm strategy is being progressed by MCC to deliver the ambitions of the 
NDF. The ambition of the NDF is to avoid single, static space but provide green links which promote 
and facilitate movement into and through the areas and to provide a focal point for community life.  
This is currently at an early stage of development and Manchester Life is in close dialogue with MCC 
to understand the latest position as this develops. This public realm strategy will be subject to public 
consultation, in order to obtain comments and ideas to help shape the proposals. 

The Poland Street Zone NDF proposes an open and green space network that will help to connect 
New Islington Marina and Ancoats Green. Ancoats Green will have the potential to be reconfigured 
to provide a more responsive and beneficial open space asset. This will run vertically up to the edge 
of the Rochdale Canal to provide an active and dynamic waterside, including the potential for a new 
bridge. 

However, the Applicant is proposing to deliver a high-quality landscaping solution as part of the 
Proposed Development. This will deliver twenty new trees on site representing an increase in overall 
numbers and also an uplift in quality of provision. The landscaping will create a new route along the 
Proposed Development’s southern elevation, known as The Yard, which will interact positively with 
the ground floor commercial unit and entrances to the Delivery Hub and Commuter/Visitor cycle 
parking. It is considered that the Proposed Development will improve the current view from Ancoats 
Green, in particular noting the green wall on the façade facing the park and that no trees within 
Ancoats Green will be removed as part of this application.  

The Mobility Hub will aim to link existing streets together via The Yard. Creating a key route through 
to Ancoats Green. This helps to develop a strong interface between this space and the Park that the 
user can move through easily. This is important because it will draw users through the space and 
become part of a wider connected green network as future development takes place. 

In addition to the above, pavements around the Site will be improved. Further public realm works 
may be proposed by Manchester City Council as part of a neighbourhood wide landscaping 
masterplan at a later stage; however, the design proposed as part of this planning application will be 
of high quality. MCC and Manchester Life will continue to discuss requirements and working 
arrangements for a permanent landscaping design as these develop. 
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Comments Response 

The Mobility Hub will not 
improve air quality. 

The Mobility Hub will include 408 car parking spaces which are intended to predominately serve the 
future residents of the Poland Street Zone via a central facility rather than individual car parks 
provided as part of each scheme. The proposals will deliver on Manchester’s climate, transport and 
clean air commitments whilst supporting the parking and logistic requirements of the planned circa. 
1,612 new homes within the Poland Street Neighbourhood Development Framework Zone. In 
addition, the Proposed Development will include 150 secure cycle spaces, electric vehicle charging 
facilities and spaces designated to car club/car share facilities.  

As an additional exercise, the Transport Assessment has considered the impact on trips through the 
neighbourhood in a scenario that the Hub is not delivered and, instead, 30% on site car parking is 
provided within future residential developments in the Poland Street Zone area. To further justify 
the 30% car parking provision assumption a review of planning permissions for residential 
apartment schemes across Ancoats and New Islington has identified a range of on-site car parking 
provision that typically ranges from 23%-40%. The level of on-site provision is dependent on-site 
specific considerations and also the residential product.  

The conclusion of this exercise was that within the weekday AM peak period all of the junctions are 
forecast to benefit from a reduction in vehicles flows, whilst in the weekday PM peak only one 
junction is forecast to experience a minor increase. Therefore, over a 24-hour period, the provision 
of the Mobility Hub is forecast to reduce the number of vehicles throughout the NDF area and wider 
Ancoats. Without the provision of the Mobility Hub, parking provision will be spread throughout the 
NDF area and encourages vehicles to route through the neighbourhood impacting on pedestrian 
and cycling amenity. Additionally, parcel deliveries will continue in an uncoordinated manner 
throughout the NDF area without there being a central delivery hub in place. The provision of the 
Mobility Hub will provide a betterment in traffic terms for the NDF area and wider Ancoats, by 
consolidating vehicle trips in close proximity to the A62 Oldham Road and the Key Route Network.  
Further details can be found within the Transport Assessment prepared by Hydrock and submitted 
as part of this application.  

The Application is supported by an Air Quality Assessment prepared by Hoare Lea which presents a 
full analysis of the impact that the Hub has on air quality within the area. This presents an 
assessment of impacts during the construction and operational phase alongside recommendations 
for mitigation where required. The AQA includes Ancoats Green as a ‘receptor’ within this 

assessment. Overall, the site suitability assessment indicates no likely exceedances of the 1-hour 

mean AQO for NO2, at the Site. As such, the Site is considered suitable for the Proposed 
Development without the inclusion of mitigation measures. However, mitigation measures will be 
incorporated into the scheme by including EV charging provision for 25% of parking spaces with the 
capacity to increase in the future. As well as providing 20 car parking spaces for a car club and 10 car 
sharing spaces.   

The Mobility Hub is ‘just a car 
park’ and does not provide 
any valuable benefits. 

 

The Mobility Hub will 
increase the use of private 
cars by residents and visitors 
and increase the amount of 
traffic within the area. 

The Mobility Hub is a concept to both meet the parking requirements of residential development in 
the next phase of the redevelopment in Ancoats, and also to provide other logistical functions to 
support a more sustainable approach. It represents progressive neighbourhood scale infrastructure 
that has been designed to better the lives of the current and future residents of the Ancoats 
neighbourhood, particularly those living in the Poland Street Zone.  

Fundamentally, this is achieved through facilitating the removal of parking from individual schemes 
coming forward in the next phase of development into a centralised facility for the Poland Street 
Zone. This will lead to a more positive relationship between future development and the highway 
network across the remainder of Back of Ancoats, allowing pedestrians to be prioritised over 
vehicles – in particular through allowing greater amounts of active frontage at street level. Whilst it 
is proposed that the hub is be capable of accommodating up to 408 parking spaces in the short to 
medium term, the aspiration is to develop more than a car park and for the facility to support 
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Comments Response 

progression towards a lower carbon future, in the ways outlined below. The Ancoats Mobility Hub 
will include car parking spaces that, in the short term, can be utilised by the public, whilst the 
residential developments proposed in the NDF area brought forward thus reducing the negative 
impact of widespread on-street parking. 

A market-leading provision of Electric Vehicles Charging Points (EVCs) will be promoted by providing 
EV charging infrastructure where private car use is still required with 25% provision from day one 
and the ability to scale up to 100% provision as demand grows. The Hub will promote a modal shift 
away from petrol/diesel car ownership by providing the infrastructure which offers sustainable 
alternatives, including car club and car sharing services.  

In addition to the mobility offer, there is an aspiration to reduce delivery vehicle movements in the 
area, thus reducing local congestion and supporting Manchester’s priority of clean air for the City 
Centre. This element of the vision will be fulfilled by creating a logistics centre to facilitate an 
aggregated parcel delivery function with electric or cargo bike last mile delivery. 

It is considered that this type of pioneering initiative in the UK will become an exemplar for 
neighbourhood regeneration; and a necessary platform for influencing and accelerating changes in 
travel behaviours as well as the delivery of local and national priorities. 

Please refer to the Technical Case for the Hub prepared by Deloitte and the Strategic Case for the 
Hub prepared by Hillbreak, both submitted in support of this application, for further details.  

The Mobility Hub will not 
provide local residents with a 
right to park and will have to 
be paid for. 

 

Car parking should only be for 
local residents, not available 
to general public. How will 
this work in terms of permits. 

The Mobility Hub will provide crucial infrastructure to support the transport arrangements for the 
next phase of development known as the Poland Street Zone within Ancoats and New Islington. The 
primary, long-term function of the Hub will be to provide parking for future residents living in 
developments coming forward within the Poland Street Zone. However, in the interim whilst 
development in the neighbourhood catches up, the Applicant will explore the option for a short-
term season ticket scheme that will allow access to the Hub’s parking facilities. In addition, MCC are 
currently undertaking a study of on-street parking within the area as part of the Ancoats Public 
Realm Strategy. These proposals shall be implemented broadly in line with the opening of the 
Mobility Hub. 

While the Mobility Hub has been designed to provide parking arrangements for local residents it is 
important that visitors/commuters have the option to park within the area and a small amount of 
spaces will be retained for these groups in perpetuity (7% of total). This is particularly noting 
Ancoats growing reputation as a leisure destination and the increasing number of businesses that 
are located in the area. This will help to accommodate parking requirements while minimising on-
street parking.  

The Hub will be pioneering in decoupling the traditional link between residential leases and car 
parking leases. Typically, these arrangements align the car parking lease with the residential lease 
(with a premium paid for the car parking lease) and do not offer flexibility for those who 
circumstances may change over time. For example, a couple who may not be able to purchase a 
lease for car parking with their apartment but want to start a family and decide they need a car. In 
this situation, the couple may choose to leave the city centre, or even Manchester, in search of a 
property where car parking can be provided. The Hub will allow a resident to acquire and relinquish 
a right to a parking space as their circumstances change, creating a unique level of flexibility for 
future residents in the Poland Street Zone. This ‘right to access’ will be available for residents within 
Built to Rent or Market Sale accommodation, maximising the number of residents who can benefit. 

It is too large in scale and 
height and will impact views 

The height of the building has been carefully selected to meet several key priorities and guidance 
provided in the Ancoats and New Islington NDF. This includes articulation of height and massing, 
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Comments Response 

around the area and the 
daylight/sunlight of Ancoats 
Green. 

creating strong edges, landmarks and corners as well as an active ground floor. The NDF suggests a 
maximum of 8 storeys within the Poland Street Zone. 

A Key Views assessment was undertaken as part of the Heritage Assessment that has determined 
that no key views will be impacted, particularly in regard to the historical setting. 

A Daylight and Sunlight Assessment was undertaken to assess the impact the Mobility Hub may have 
on overshadowing. Overall, it was concluded that the surrounding properties and amenity areas will 
exhibit good levels of daylight and sunlight with the proposed development in place. 

It is not in keeping with the 
Conservation Area. 

Due to the distinctive nature of the proposed building, the Mobility Hub will create a prominent and 
juxtaposing development; however, it is noted that there are other contrasting buildings within the 
Conservation Area that make a significant contribution to the character and appearance of the area.  

The redevelopment of the existing industrial use of the Site will create a significant improvement to 
the visual attractiveness and vibrancy to the area. The building will also be able to provide a strong 
and attractive terminal feature at the north eastern end of George Leigh Street. 

The Proposed Development has been discussed with Historic England, as explained within this 
Statement.  

Further details are provided within the Design and Access Statement, Heritage Statement, and 
Planning Statement.   

Request for more EV charging 
points, which should have the 
capacity to fully charge 
vehicles overnight and be 
made publicly available. 

102 EV charging points (25% of total) will be provided at the base build with the infrastructure in 
place to install further points if the demand increases up to 100% provision. This is a market-leading 
provision which surpasses other recently approved developments with public car parking elements.   

The majority of the EV charging points will be 7kw which are sufficient for overnight charging. In 
addition, seven charging points will also be rapid charge (50kw) primarily to support visitor trips. 

Seven rapid EV charging points (each rated at 50kW) will be available from ‘day one’ to support 
visitor parking. In line with the remaining spaces within the Hub, as demand increases EV charging 
can be installed and accommodated for future take-up.  

Request for a sensory 
element within the landscape 
proposals and some 
artwork/sculptures. 

The detailed landscaping design will be developed in due course and elements such as those 
mentioned within the comment can be considered at this stage. 

The overall landscape strategy has been influenced by the need to provide a through cycle route, 
street furniture and high-quality planting. The vertical green wall will create a prominent and striking 
emphasis for the surrounding area.  

The Mobility Hub is not on 
any cycling routes/requests 
for more cycle paths. 

The Mobility Hub will construct a segregated cycle path across the Site facilitating an eventual 
connection between Ancoats Green and George Leigh Street.    

It is noted that Public Realm Strategy is being proposed by MCC which will deliver neighbourhood 
wide landscaping masterplan across the Poland Street Zone. This presents an opportunity for further 
cycle and pedestrian links to connect to the Hub, in line with the aspirations of the NDF to improve 
connections throughout the framework area.  
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Comments Response 

There is potential for future linkages to be made to existing Bee Lines and National Cycle Networks 
on Oldham Road to the north, George Leigh Street to the east and along the Rochdale Canal 
towpath to the south of the Proposed Development. 

MCC and Manchester Life will continue to discuss requirements and working arrangements as these 
develop. 

Request for more cycle 
parking spaces. 

The Mobility Hub will deliver 150 secure cycle parking spaces for commuters/visitors with associated 
lockers and a shower room. This will help to increase the options available to residents and visitors 
for cycling. This is a substantial offering which is more than available at Manchester Piccadilly or 
Manchester Victoria. In addition, a space for a future TfGM e-bike hire scheme has been included as 
part of the proposals. Residential developments coming forward within current and next phases of 
regeneration in Ancoats and New Islington will likely be provided with 100% provision of cycle 
parking spaces.  

Request for more green 
walls. 

The Mobility Hub will include 535 sqm of a modular green wall and 908 sqm planted green façade to 
increase the biodiversity of the Proposed Development whilst creating a striking, prominent feature.  

Poland Street elevation is 
unattractive. 

The elevations within the proposals for the Mobility Hub have been designed to a high specification. 
This has been influenced by the position of the building on the end of George Leigh Street as well as 
its response to the historical setting. This elevation has also been treated with a green façade to 
increase its attractiveness while increasing its biodiversity. 

Commercial units need a 
loading area. 

The ground floor commercial unit will be serviced via the Delivery Hub which can be accessed by 
delivery vehicles via Poland Street.  

Request for automated 
underground parking. 

It will not be possible to viably accommodate underground parking and still deliver the range of uses 
and public benefits that are currently being delivered through the Proposed Development. 

Request for a brick façade. The facades have been designed to reduce the amount of visible structure and limit the spill of light 
from within the Mobility Hub. 

Vertical metal fins will be used as cladding to create variety and depth along the facades. 

There is also a need for openable areas on the façade to allow for natural ventilation to be achieved.  

Full access for people of all 
mobilities. 

The Mobility Hub will provide 24 car parking spaces for disabled people. Accessible lifts have been 
provided on each level of the building. 

Request for more ground 
floor commercial space. 

The Mobility Hub will provide 221 sqm commercial space at the ground floor. The ground floor will 
also need to provide easy access to the delivery hub and cycle store. It is also considered that the 
provision of further commercial space in this location may be counter-productive, noting the 
strength and identity of Front of Ancoats (especially Cutting Room Square) which has a significant 
commercial offering.  
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Pre-Application Consultation 

Local Planning Authority 

Manchester City Council 

3.19 During the design development stages undertaken prior to the submission of this planning and 
demolition consent application, regular dialogue has taken place with Manchester City Council 
Planning Officers in order to present the proposals and gather feedback. A series of meetings were 
held between September 2020 and April 2021. 

3.20 The design processes for the Ancoats Mobility Hub has been informed by feedback from consultation 
with the Local Planning Authority (LPA) with detailed design meetings taking place. The overall 
feedback from these pre-application discussions has been positive and supportive in principle on the 
basis that the proposals are well designed and will form an important part of the adopted Strategic 
Regeneration Framework.  

3.21 The following key considerations have been raised during pre-application discussions and addressed 
within the planning application submission: 

• Façade appearance 

• Quality of materials 

• Transparency in external treatment 

• Mesh planting panels 

3.22 To further clarify the scope of the application, in addition to the above meetings, an EIA Screening 
Opinion Request was submitted to MCC on the 1st April 2021 which set out that the Proposed 
Development is not of a type or scale which would necessitate an EIA. On 4 May 2021 a response was 
issued by MCC which confirmed that an Environmental Impact Assessment is not required. 

3.23 In addition, the public consultation advertisement boundary was agreed with MCC’s Planning 
Department on 18 November 2020.  

3.24 The outcome of the pre-application discussions has been positive and supportive of the proposals in 
principle on the basis that they will complement wider planning and regeneration plans and economic 
objectives for the Ancoats and New Islington area and its surroundings, and on the basis that 
thoughtful and well considered design responses are provided for the Site.  

3.25 Further details of how this has been achieved are provided within the accompanying application 
documents including the supporting Planning Statement and Design and Access Statement.  

3.26 The Applicant will continue to work positively and pro-actively with Officers during the determination 
of the Application, responding to any issues that are raised during the formal consultation process. 

Local Highways Authority and Transport for Greater Manchester 

3.27 Engagement was made between the Transport Consultant Hydrock with Manchester City Council 
Highways and Transport for Greater Manchester (TfGM) through pre-application discussions that are 
outlined below. 

Manchester City Council 

3.28 A pre-application meeting was undertaken in February 2021 with MCC and TfGM to discuss the 
proposed development, and the proposals / requirements for access to the site. 
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3.29 Following the pre-application meeting with MCC, Hydrock submitted an email summarising the 
conclusions discussed in the meeting and the approach Hydrock intended to provide as part of the 
required supporting highways elements associated with the proposed development.  

3.30 A copy of this correspondence is provided at Appendix 7, with Hydrock's suggested approach 
summarised as follows:  

• Continued liaisons with TfGM;  

• Transport Assessment;  

o Background / history of the site;  

o Description of existing highway conditions, including accident analysis;  

o Local policy (including parking standards);  

o Accessibility of the site - including pedestrian routes / improvements;  

o Development proposals - including proposed signalised junction improvements to 
include a new access into the site from Barton Dock Road;  

o Committed developments - Hydrock agreed the following with MCC:  

▪ Ref: 125927/FO/2020 - Proposed 22 Residential Dwellings;  

▪ Ref: 126467/FO/2020 - Proposed 22 Residential Dwellings;  

▪ Ref: 123887/FO/2019 - Proposed 37 Residential Dwellings; and  

▪ Ref: 123453/JO/2019 - 3 Commercial units.  

o Trip generation and Trip Distribution assessments;  

o Traffic Flow Data based on obtained surveys, and historic data from TfGM.  

o Assessment periods to be undertaken during the weekday hours of 08:30-09:30 and 
17:00- 18:00; » Junctions to be assessed as per TfGM's requirements (detailed below);  

o Traffic calming proposals required to reduce speed to 20mph along Poland Street at the 
front of the site access;  

o Traffic Regulation Orders [TRO] proposals required surrounding the site access;  

o A Stage 1 - Road Safety Audit to be carried out to review proposals.  

3.31 MCC responded in February 2021 confirming that the above was acceptable, with their response 
provided in Appendix 7.  

Transport for Greater Manchester 

3.32 As stated above, TfGM were also present at the pre-application meeting in February 2021 with MCC to 
discuss the proposed development, and the proposals / requirements for access to the site. 

3.33 During this meeting Hydrock stated the following 5 junctions they anticipated would be required as 
part of any capacity assessments to support the application. 
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▪ Poland Street / A62 Oldham Road;  
▪ Poland Street / Jersey Street;  
▪ Jersey Street / A665 Great Ancoats Street;  
▪ A665 Great Ancoats Street / A62 Oldham Road / Oldham Street / Swan Street; and  
▪ Bengal Street / A62 Oldham Street. 

 
3.34 TfGM confirmed they agreed with the above 5 junctions to be assessed. However, TfGM also 

requested further information of additional junctions that may be impacted upon by the trips 
generated by the proposed development.  

3.35 Following this additional information request, Hydrock presented an anticipated wider junction impact 
assessment, with a full copy presented at Appendix 7. In summary, Hydrock's assessments highlighted 
the following additional 19 junctions to be considered: 

▪ A56 Bury New Road / A6042 Trinity Way;  
▪ A665 Cheetham Hill Road / A6042 Trinity Way;  
▪ A665 Miller Street / A664 Angel Street;  
▪ A664 Angel Street / Dantzic Street;  
▪ A664 Angel Street / A664 Rochdale Road;  
▪ A665 Miller Street / A664 Rochdale Road;  
▪ A665 Addington Street / A62 Oldham Road;  
▪ A664 Rochdale Road / Livesey Street;  
▪ A62 Oldham Road / Livesey Street;  
▪ A62 Oldham Road / Collyhurst Street;  
▪ A665 Great Ancoats Street / Old Mill Street;  
▪ A665 Great Ancoats Street / A662 Pollard Street;  
▪ A665 Great Ancoats Street / Every Street;  
▪ A665 Great Ancoats Street / A635 Pin Mill Brow;  
▪ A665 Great Ancoats Street / Fairfield Street;  
▪ A665 Great Ancoats Street / A635 Ashton Old Road;  
▪ A665 Great Ancoats Street / Redhill Street;  
▪ A665 Great Ancoats Street / Newton Street; and  
▪ A665 Great Ancoats Street / George Leigh Street.  

 
3.36 TfGM confirmed that would require percentage impact assessments to be undertaken at all of the 

aforementioned junctions, with evidence to demonstrate that the percentage impact would only 
result in 5% or less at each junction. If the impact is greater than 5% then capacity assessments of 
those junctions would be required. 

3.37 A copy of relevant email correspondence between Hydrock, MCC highways and TfGM is presented in 
Appendix 6. 

Local Ward Councillors 

3.38 The Site lies within the Ancoats and Beswick Wards. Given the size of the regeneration area and the 
developments proposed, elected members representing both the immediate ward area and the 
adjacent ward of Miles Platting and Newton Heath were consulted. 6 elected members were directly 
contacted in advance of the public consultation event, as follows: 

• Cllr Emma Taylor – Ancoats and Beswick Ward 

• Cllr Majid Dar – Ancoats and Beswick Ward 

• Cllr Rosa Battle – Ancoats and Beswick Ward 

• Cllr June Hitchens - Miles Platting and Newton Heath 
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• Cllr Carmine Grimshaw - Miles Platting and Newton Heath 

• Cllr John Flanagan – Miles Platting and Newton Heath 

3.39 The public consultation advertisement boundary (Appendix 3) was shared with Councillors with 
confirmation received from Councillor Taylor that this was acceptable. 

3.40 The Councillors were briefed on the proposals on 26 November 2020 and 18 March 2020. On both 
dates Cllr Emma Taylor and Cllr Majid Dar were in attendance but no formal comments or 
representations were made against the proposals.  

Statutory Consultees 

Greater Manchester Police 

3.41 A meeting was held with Greater Manchester Police (GMP) on 12 November 2020 at the pre-
application stage, to inform their preparation of a Crime Impact Statement for Back of Ancoats Phase 
1.  

3.42 In January 2021, GMP was commissioned to create specific Crime Impact Statements for Eliza Yard 
and the Mobility Hub.  

3.43 GMP has confirmed that they are happy with the proposals as confirmed in the Crime Impact 
Statements submitted with the application, subject to the recommendations in the report being 
incorporated in the proposals. 

3.44 The team will develop the detailed design on the basis of these recommendations, working with GMP 
during the delivery of the project. More detail on this is provided in the relevant Design and Access 
Statements.  

Non-Statutory Consultees 

Historic England 

3.45 The Proposed Development is situated within the Ancoats Conservation Area and therefore requires 
consultations to be held with Historic England. An email was sent to Historic England on the 14th 
January 2021 outlining the proposals for the next phase of development in Ancoats and New Islington. 
Historic England responded on the 26 January 2021.  

3.46 The following key considerations have been raised by Historic England and are addressed within the 
planning submission: 

• Materiality/design 

• Alignment with pavement edge 

• Public and heritage benefits 

• Response to Site context 

• Maintenance of the green façade 

• Reinforcing the modern design 

3.47 As recommended by Historic England, a follow up meeting was scheduled and presented on 9 March 
2021. The consultation meeting was set up for the design team to illustrate how the scheme has 
developed in response to the considerations listed above.   
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3.48 Historic England had noted that the conservation area’s significance has been partly eroded by the 
decline of Ancoats’ industries, vacancy, deterioration and demolition. It was also noted that the 
Proposed Development was not identified to create a harmful effect on the special historic and 
architectural interest of any nearby Listed Buildings. 

3.49 In previous engagement Historic England highlighted a number of areas in which they would like to 
see more information. Historic England noted that the revised drawings and explanatory text show 
that these were positively responded to and the building shows a marked improvement. It was 
concluded by Historic England that the Mobility Hub will be able to create a prominent and 
juxtaposing development that will deliver considerable public benefits in the form of significant 
infrastructure which will enable sensitive development of the remaining surrounding area. 

Summary 

3.50 Overall, there is a wide support for the proposals being brought forward for the Mobility Hub. These 
will play an important role in regenerating Ancoats and New Islington, and in particular in Poland 
Street Zone. 

3.51 In the Strategic Consultation The majority of respondents were supportive of the concept for the 
Ancoats Mobility Hub (69% of 102 respondents). Overall areas of support included praise for the move 
towards active travel in the neighbourhood and prioritising streets for people over cars. The majority 
of respondents were supportive of the detailed design proposals for the Mobility Hub and there was a 
strong support an innovative concept for promoting sustainable transport measures in line with the 
next phase of development coming forward in Ancoats and New Islington. There was a strong support 
for creating better connectivity to the park, including EV charging points and cycle parking and 
incorporating a modern design with living walls. 

3.52 A number of comments were raised through the consultation from engagement with members of the 
public, the local community, Ward Members, as well as Statutory and Non-Statutory Consultees. 
Whilst some of these comments have been provided with a response, more justification is provided 
within the Planning Statement and Design and Access Statement supporting this Full Planning 
Application. 

3.53 The Applicant is also committed to ensuring the consultation process will continue as part of the 
formal statutory planning procedure managed by the Local Planning Authority and beyond. During this 
process, the Applicant and the project team will continue to listen and engage with local stakeholders 
and, wherever possible, accommodate their ideas and aspirations. 
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4. Summary and Conclusions 
4.1 Consultation has been undertaken in accordance with the requirements of national policy (the 

Localism Act and the NPPF) and Manchester’s Statement of Community Involvement. 

4.2 The proposals form the next phase of development taking place within the Poland Street Zone, which 
is supported by the Ancoats and New Islington Neighbourhood Development Framework. The 
Neighbourhood Development Framework was endorsed in 2014 and later updated in 2016 and 2020 
following extensive public consultation. The refreshed 2020 NDF ‘Poland Street Zone’ was created to 
guide future development of the area towards the back of Ancoats (also known as the Poland Street 
Zone) that has led to the develop of six sites being put forward, including the Mobility Hub. 

4.3 In respect of the COVID-19 restrictions imposed during the early stages of the design development, 
consultations were limited to non-physical settings and therefore postcards were sent directly to 
addresses and directed them to an online consultation website. The consultation gauged opinions 
from all stakeholders in the local community. Valuable insights were gained and have informed the 
designs for the first phase of development of the Back of Ancoats. 

4.4 The application proposals have been the subject of a significant amount of pre-application 
consultation, which has involved the use of a number of consultation methods to engage effectively 
with the Local Planning Authority, local residents and businesses, Ward Councillors, Greater 
Manchester Police, adjoining owners, and Statutory Consultees, to identify and consider relevant 
issues prior to the submission of the application for Planning Permission. 

4.5 Pre-application engagement with local residents and businesses was principally focused online 
through updates to the website and two consultation periods during the design development. The 
most recent, public consultation website presented detailed proposals for four sites including the 
Proposed Development received 1,800 unique visitors during the consultation periods and the 
engagement generated 160 direct comments from the local community, businesses and stakeholders 
to date. 

4.6 Any comments received have been addressed within this Statement and other supporting documents 
or will be subject to a future planning application as part of future phases. 

4.7 The consultation process will also continue as part of the formal statutory planning procedure 
managed by the Local Planning Authority. During this process, the applicant and the project team will 
carefully consider any comments received from consultees and will respond as appropriate through 
the Local Planning Authority. 
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Appendix 1 – Site Location 
Plan 

  



Car Park

Chy

Rochdale Canal

R
O

D
N

E
Y

 S
T

R
E

E
T

M
O

Z
A

R
T

 C
L
O

S
E

JERSEY STREET

HARRIETT STREET

NAVIGATION STREET

49.7m

50.6m

52.1m

49.7m

Sub Sta

1

22

30

El

2
2

7

66
62

1
0

64

9

Flint Glass Wharf

3
5

Waulk Mill

New IslingtonFree School

2

10086

12

24

W
arehouse

Avro 
House

Engels House

3
0

25

P
O

L
A

N
D

 S
T

R
E

E
T

GEORGE LEIGH STREET

Ancoats Hub
Area approx 3,500sqm

NAVAL STREET

R
A

D
IU

M
 S

T
R

E
E

T

P
O

L
A

N
D

 S
T

R
E

E
T

PORTUGAL STREET

OLDHAM ROAD

Origin:Project: Zone: Rev:

Date

Checker

Scale

Orig Paper Size

Status

Drawing ref

Location

Client

Project Title

41 Bengal Street
Manchester
M4 6AF

Buttress

T
E
W

0161 236 3303
contact@buttress.net
www.buttress.net

Rev Date Intls Details

© The moral rights of the author are hereby asserted.
This drawing and design is the sole property of Buttress Ltd and must not be reproduced without permission.

Buttress Ltd is Registered in England and Wales: 5363573

A2

Level: Type: Disc: Number:

Note:
Do Not Scale from this drawing.
Dimensions are to be checked on site.
If in doubt please ask.

Job No:

26/04/2021 15:57:42 1 : 1250

P0

MB

Ancoats Hub

Manchester Life

Poland Street
Manchester

9032

(01)000-

PLANNING

Site Location Plan

9032-BA-XX-00-DR-A-
1 : 1250

Site Location Plan

P0 29/04/21 AMP Planning

N

0

SCALE 1:

1086422 m

200



Ancoats Mobility Hub | Appendix 2 – ‘Strategic’ Consultation Summary 

29 
 

Appendix 2 – ‘Strategic’ 
Consultation Summary 

  



Consultation summary and next steps
March 2021 
 

Overview
Our consultation on the early stage plans for developments across six sites in Ancoats and New Islington 
ran for five weeks from 8 December 2020 to 11 January 2021.

This consultation was an opportunity for members of the local community to provide their feedback to 
ensure local priorities and concerns are addressed as the plans continue to develop.

We publicised the consultation by sending consultation postcards directly to 4613 addresses within 
Ancoats and New Islington and contacting local community groups, as well as promoting the consultation 
via traditional and social media.

The consultation publicity directed people towards our consultation website, where we shared 
information about our early stage plans and asked visitors to complete a questionnaire to provide their 
views.

This summary document provides an update on the response we received to our consultation and then 
explains what we’re going to do next.

We would like to thank everyone who took the time to provide their views.

Our consultation in numbers

Early-stage consultation on the next phase of                 
co-ordinated development in Ancoats and New Islington

5-week consultation 2,007 visitors to the 
website during the 
consultation period

102 responses to the 
consultation

91% of respondents 
were local residents



Neighbourhood priorities

Before asking specific questions about 
the development sites, our feedback 
questionnaire started by asking people 
about their overall neighbourhood 
priorities. 

These questions generated really helpful 
feedback which provides an important 
backdrop to the consideration of 
individual development sites.

It’s clear that provision of high-quality 
public realm, especially green space, is a 
very high neighbourhood priority, as is the 
move towards more pedestrian-friendly 
streets.

We also asked people to tell us their 
favourite thing about living in Ancoats and 
New Islington, as well as things that cause 
them frustration. Again, the comments 
were varied and help us to understand 
local opinions.

Do you support the concept of the 
Mobility Hub?

0

More affordable 
homes 

Commercial space for 
a broader range of 
businesses

A broader range of 
homes

5040302010 60 70

A mix of heritage and 
new architecture

Innovative approaches to 
mobility and parking to 
encourage streets which 
prioritise pedestrians 
and cyclists

High quality public 
realm

Not important Neutral Important Very important

Favourite things: Frustrations:



Overall, 69% of respondents said that they 
supported the idea of the Mobility Hub and 
shared many positive comments about the 
move towards active travel and prioritising 
streets for people over cars.

There were a smaller number of comments 
from people who felt there should still be a 
place for cars within the neighbourhood and 
that they shouldn’t be completely excluded.

Some respondents provided some more 
specific feedback in the form of suggestions 
and questions. A summary of this feedback is 
provided below, alongside an explanation of 
how the development team is considering 
these comments as the plans for the Ancoats 
Mobility Hub continue to develop.

Ancoats Mobility Hub

Consultation comments How will these comments be considered as the proposals progress?

Requests for significant 
numbers of EV charging 
points.

A key objective for the Mobility Hub is to provide access to sustainable modes of 
transport including cycling and walking, public transport and car clubs. Electric 
Vehicles (EVs) will be promoted though providing EV charging infrastructure for 25% 
of parking spaces from the outset, but the infrastructure within the Mobility Hub will 
be designed to enable this to increase with demand.

Suggestion that access to 
the Mobility Hub for 
deliveries should be 
carefully planned to avoid 
congestion.

The Mobility Hub design proposes an internal delivery hub; with a dedicated route 
for vehicles accessing the facility which should reduce impacts on the local highway 
network. A Management Strategy for how delivery vehicles will access the building 
shall be approved and implemented via the planning process to further minimise any 
congestion.

The Mobility Hub has been, and continues to be, discussed in detail with Manchester 
City Council’s Highways Department so appropriate traffic modelling is undertaken 
and any impacts assessed. A Transport Assessment will be submitted as part of any 
planning application. 

Requests for priority 
access for local people. 
Some expressed concern 
that it will be used for 
commuter parking and 
therefore bring more traffic 
into Ancoats.

Whilst it is likely that some commuters will utilise the Mobility Hub in the immediate 
short term, the long-term ambition for the Mobility Hub is that it acts as 
infrastructure for Ancoats and, as a priority, serves its future residents by providing 
sustainable transport options and car parking. This reduces the need for car parking 
to be provided in residential developments that come forward in the future. 
Management procedures will be put in place so that residents of Ancoats who want 
a paid car parking space can be prioritised over commuters.  

Aside from the Mobility Hub 
plans, there also needs to 
be a fast-track approvals 
process to retrofit EV 
charging points to other 
developments.

This comment is noted. The Mobility Hub will support sustainable transport 
decisions and, more generally as there is a move towards greater use of EVs in 
society, landlords and developers will have to respond to this trend.  

Requests to explain the 
Mobility Hub concept more 
simply.

A further consultation is planned to present the Mobility Hub concept in more detail. 
We will ensure this is easy to understand.

Do you support the concept of the 
Mobility Hub?
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Overall, 57% of respondents said that they 
supported the intention to develop a high-
quality residential scheme on this site.

Many of those respondents commented 
that the scheme would deliver much-needed 
new homes in the area as demand is high. A 
smaller number of respondents did not share 
this view, explaining that they thought the 
area had seen significant recent growth and 
doesn’t need more residents.

A summary of more specific points and the 
response to these points is provided below.

Eliza Yard

Consultation comments How will these comments be considered as the proposals progress?

Significant support for 
ground floor commercial 
use.

The Eliza Yard team welcome supportive comments for the active ground floor uses 
proposed in the development.

Requests for high quality 
materials, with a preference 
expressed for brick and not 
cladding.

Delivering a high quality, well designed scheme is a priority for Eliza Yard. The choice 
of materials has been subject to considerable design evolution following discussions 
with key stakeholders including Manchester City Council and Historic England. The 
design is still evolving, and a detailed consultation will be held to present the 
finalised design. 

Requests for inspiring and 
imaginative architecture 
with interesting elevational 
treatments.

As above, a considerable amount of time and effort has gone into developing the 
design to deliver an interesting, high-quality scheme whilst also being respectful to 
its location within the Ancoats Conservation area. 

A request for the building 
to sit within the existing 
skyline, and a request to 
consider six storeys rather 
than eight.

The site’s immediate context is characterised by vacant car parking sites and low-
rise industrial units. However, the Ancoats and New Islington NDF sets out that 
heights across the framework area should be no more than eight-storeys. This has 
guided the height for Eliza Yard and is considered appropriate to the wider and 
future surrounding context.

A request to make it a zero-
carbon development.

Eliza Yard will strive to be as sustainable and energy efficient as possible. It will 
utilise renewable energy sources, for example photovoltaic panels on the roof, 
alongside an ‘all-electric’ heating system which will benefit from the 
decarbonisation of the National Grid. This development will represent a step in the 
wider journey towards net zero carbon. An Energy and Environmental Standards 
Statement will be included as part of the planning application setting this out.

A question about removing 
the parking spaces 
currently on the site and 
whether this will displace 
cars elsewhere.

For the last four years, the site has been restricted to contractor car parking use 
only and was not publicly accessible.

Concern about the strain 
on local services – 
especially supermarkets 
and medical services.

The range of neighbourhood facilities available in Ancoats has grown quickly in 
recent years, and these facilities will be available to residents of Eliza Yard. As well as 
local facilities, the site’s location within the wider city centre means there is a wide 
range of leisure, employment, retail, and health-care facilities for future residents. It 
is not considered that this development will cause undue strain on local services.  

Eliza Yard - Do you support the 
intention to develop a high-quality 
residential scheme on this site?
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Overall, 61% of respondents said that they 
supported the intention to develop a high-
quality residential scheme on this site.

Positive comments were expressed about the 
plans to create new frontages onto the street 
and encouraging safe and attractive streets. 

There were several comments about 
development being welcomed as the area 
currently suffers from fly-tipping.

A summary of more specific points and the 
response to these points is provided below.

Downley Drive

Consultation comments How will these comments be considered as the proposals progress?

Questions as to whether 
the affordable housing will 
be genuinely affordable.

Great Places will own and manage the scheme and are bound by Homes England 
rules on affordability for rent and shared ownership sales. In addition, Great Places 
will work with the Council to deliver a Local Lettings Policy to prioritise those most in 
need.

Questions about whether 
it’s possible to have an 
affordable housing scheme 
which is also high-quality.

The new properties will utilise a palette of traditional brickwork and be well detailed, 
and simply and elegantly proportioned to provide new comfortable homes. The 
buildings will be highly insulated to provide low carbon homes with the added 
enhancement of reducing running costs for the residents.     

Opposition to building on 
‘Zone C’, which is currently 
green space.

The vast majority of the site has previously been developed and the land is allocated 
for housing under the Miles Platting masterplan. The development will bring forward 
an enhanced public realm, with new trees and landscaping as an integral component 
of the new environment. The houses will have private gardens and the apartment 
building will have a communal garden for the benefit of its residents. The new 
development will increase “eyes on the street” surveillance of surrounding open 
areas making these more safely accessible to all local residents.

Requests for inclusion of 
commercial spaces at the 
ground floor.

Some sites within Ancoats and New Islington are more suited than others to provide 
ground floor commercial spaces. This land is allocated for housing and the plan is to 
deliver it as a 100% affordable housing scheme.

Questions about whether 
these proposals will result 
in changes to current 
pedestrian routes.

The houses are arranged fronting on to new streets to provide good connectivity 
into the exiting pedestrian and cycle network and to increase permeability through 
the neighbourhood as a whole.  Pathway connections to the canal side tow path will 
be realigned in consultation with local residents.

Concern that the level of 
proposed parking may not 
be enough.

All houses will have one parking space with an Electric Vehicle charging point. 50% 
parking provision will be provided on the apartments with Electrical Vehicle 
infrastructure in place to futureproof the parking court. There will also be the 
provision of 100% cycle storage in the houses and apartments to encourage active 
travel. New residents will be within walking and cycling distance of the extensive 
range of services offered within the wider neighbourhood and city centre. They will 
also be able to easily access the local public transport infrastructure.

Downley Drive - Do you support the 
intention to develop a high-quality 
housing scheme on this site?
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Overall, 73% of respondents said that they 
supported the intention to refurbish and 
redevelop the Ancoats Dispensary.

There were many comments about the 
importance of Ancoats Dispensary to the area 
and sadness expressed about its poor state of 
repair.

A summary of more specific points and the 
response to these points is provided below.

Ancoats Dispensary

Consultation comments How will these comments be considered as the proposals progress?

A mix of comments about 
heritage retention, with 
some stating they 
understood the challenges 
posed by the condition of 
the building and 
appreciated that it might 
only be possible to retain 
the key façades. Others, 
meanwhile, commented 
that the whole building 
should be retained or 
rebuilt where it is damaged, 
and new interventions 
should be kept to a 
minimum.

The Ancoats Dispensary is a Grade II Listed Building which is currently in a state of 
disrepair and some elements have been removed due to safety concerns. The 
remaining building is currently kept stable by scaffolding. Should the scaffolding be 
removed, without further structural repairs, the building will be at risk from collapse. 
The condition and constrained location of the building also mean that potential 
construction methods are limited and complex.

The Ancoats Dispensary Team understand the importance of retaining and restoring 
the façades of highest significance, including the main façade to Old Mill Street and 
the Central Tower, and the façade to Lampwick Lane. The only feasible approach to 
redeveloping and reusing the Dispensary is to remove the south and west facades to 
create a viable footprint for the development. Without creating this amount of 
space, the Dispensary cannot be refurbished and brought back in to use for future 
generations to use and appreciate.

Several requests were 
made for the building to 
have some kind of 
commercial or community 
space so that non-
residents can still access 
and enjoy the building. 
Various suggestions were 
made about potential uses, 
including spaces for small 
businesses, a library, an 
arts facility a food hall and 
an events space.

Given the challenges presented by the condition of the building, the redevelopment 
of Ancoats Dispensary relies heavily on the ability to secure external funding, which 
is extremely difficult to achieve for community or office uses. Funding is available 
and has been secured for affordable housing. This use, combined with the proposed 
number of apartments, enables a viable scheme to be brought forward, without 
which there is not a future for the building.

Including community or retail uses within the building would mean that affordable 
housing provision would be reduced, making the scheme unviable unless a large 
upwards extension was added. This would impact negatively on the significance of 
the Grade II Listed Building. Furthermore, the introduction of an active frontage 
along Old Mill Street is not considered to be appropriate given that it would result in 
a high level of intervention to a highly significant façade. 

Questions as to whether 
the affordable housing will 
be genuinely affordable.

Great Places will own and manage the scheme and are bound by Homes England 
rules on affordability for rent. The development will provide apartments for 
Affordable Rent capped at 80% of Market Rent. 

Do you support the intention to 
seek to refurbish and redevelop the 
Ancoats Dispensary?
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As part of the consultation, two further sites for future residential development were introduced, one on 
Wadeford Close (an affordable housing development to be brought forward by Manchester City Council) 
and one on Jersey Street (a residential scheme by Manchester Life).

The plans for these two sites were still at a very early stage and only the site locations were presented as 
part of the consultation information. As such, no specific questions about these proposals were asked 
within the consultation questionnaire. In the general comments, some respondents did mention their 
preference to retain as many of the mature trees along the Rodney Street edge of the Wadeford Close 
site as possible.

Wadeford Close and Jersey Street Housing Sites

The design teams are continuing to develop the detailed design proposals for the Ancoats Mobility Hub, 
Eliza Yard, Downley Drive and Ancoats Dispensary, taking into consideration the feedback received as 
part of this consultation.

Another phase of consultation will be held soon on each of the detailed design proposals for these four 
sites. This will be an opportunity to see more detailed plans and visualisations, with the opportunity to 
comment on these plans in advance of the submission of individual planning applications.

Next steps
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Great Ancoats Street

Great Ancoats Street

Get involved in shaping the 
next phase of development in 
Ancoats and New Islington

Over recent years, Ancoats and New Islington have been 
transformed into thriving and liveable communities on the 
edge of the city centre.

Manchester City Council, Manchester Life and Great 
Places Housing Group are now developing proposals for a 
coordinated phase of development across a number of sites 
around the area.

The priorities for this phase of developments include:

•	 A broader choice of homes and more affordable housing. 

•	 New commercial spaces for local businesses to serve the 
community and increase economic activity.

•	 Public realm improvements and prioritisation of streets for 
people over cars by supporting active travel, sustainable 
transport options and last-mile delivery aggregation. 

These proposals are at an early stage and we want to hear 
from you to ensure local priorities are addressed as these 
plans develop.
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Return address if undelivered:

Unit 5, Royal Mill, 17 Redhill Street, Manchester M4 5BA

We would like to share our early stage plans with local 
people before we move onto the next stage of design.

We can’t hold a traditional consultation events at the 
moment, so we are making information available on a 
dedicated consultation website, where you will have the 
opportunity to find out more and provide your feedback.

Website: www.haveyoursay-ancoats.co.uk  
Email: consult@haveyoursay-ancoats.co.uk

This consultation is open until 11 January 2021.
If you do not have access to the internet, please call  

08081 968 345 and we can organise to send information to you in the post.

Have your say



Great Ancoats Street

Great Ancoats Street

w

 

Get involved in shaping the 
next phase of development in 
Ancoats and New Islington
In December last year, Manchester Life, Great Places Housing Group 
and Manchester City Council introduced early stage plans for a 
coordinated phase of development across Ancoats and New Islington 
to continue the transformation of the area.

We asked local people to provide their views and consider priorities 
such as a broader choice of homes, new commercial spaces, and 
improvements to the public realm.

Now, we would like your feedback on more detailed plans for four of 
the sites within this phase of development:

Eliza Yard: A residential development of 118 new apartments being 
delivered by Manchester Life.

Downley Drive: An affordable housing scheme led by Great Places, 
which will deliver a mixture of 68 houses and apartments.

Ancoats Mobility Hub: An innovative project that embeds 
sustainable transport and parking options with other shared 
neighbourhood services into the heart of the community.

Ancoats Dispensary: A residential scheme led by Great Places,  
including repair and restoration of key elements of the  
listed building along with an extension.
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Return address if undelivered:

Unit 5, Royal Mill, 17 Redhill Street, Manchester M4 5BA

Having developed these plans in response to community 
comments, we’d like to share our updated plans and listen to 
your views before submitting planning applications for each of 
these developments.

We have updated our dedicated consultation website to provide 
more detailed information about these four development 
proposals. Please take a look and provide your feedback.

Website: www.haveyoursay-ancoats.co.uk  
Email: consult@haveyoursay-ancoats.co.uk

This consultation is open until 16 April 2021.
Please do get in touch with us if you have any questions about these plans. 
Our consultation team is here to help.

If you do not have access to the internet, please call 08081 968 345 and we 

can send you information in the post.

Have your say
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Appendix 6 – Correspondence 
with MCC Highways and TfGM  



4/13/2021 Email - Andy Connell - Outlook

https://outlook.office.com/mail/inbox/id/AAQkAGZkMTFkYzVhLWY3NjctNDIzNi05OGQ5LWUwODg1NDQ0NjE4NAAQAAr3tDqxVENBnyRHAW%2BuY… 1/2

Fw: KRN Ref 20/312 - Ancoats Mobility Hub

Leanne Chapman <leanne.chapman@manchester.gov.uk>
Tue 2021-04-13 7:08 AM
To:  Andy Connell <andy.connell@manchester.gov.uk>

2 attachments (821 KB)
Junctions Assessed.pdf; Percentage Impact Table.pdf;

Hi Andy,

Hope all is well with you,
Email from TFGM, FYI.

Best Wishes

Leanne Chapman, Assistant Engineer (Mon-Thurs)
Highways Development Control
Growth and Neighbourhoods Directorate

Mobile: 07971384481 
Email:  leanne.chapman@manchester.gov.uk
Web: h�p://www.manchester.gov.uk
POSTAL ADDRESS: Manchester City Council, The Highways Service, PO Box 532, Town Hall, Manchester,
M60 2LA

____________________ 
**PLEASE NOTE: In light of the COVID-19 situa�on I am currently working from home - please bear with
me in responding to your email. **

 
It's easier to request a service or report a problem online at www.manchester.gov.uk/youraccount - No
need to provide your details every �me - Access services 24 hours a day with no need to queue - Track
the progress of your enquiry - Access informa�on about services in your area 

From: Jordon Harris <Jordon.Harris@�gm.com> 
Sent: 08 April 2021 09:50 
To: Leanne Chapman <leanne.chapman@manchester.gov.uk> 
Cc: Landuse <Landuse@�gm.com> 
Subject: KRN Ref 20/312 - Ancoats Mobility Hub
 
Hi Leanne,
 
TfGM’s comments on the latest informa�on (a�ached for reference) submi�ed to us by Chris Rushton at Hydrock
for the above applica�on are as follows;

https://eur03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.manchester.gov.uk%2Fyouraccount&data=04%7C01%7Candy.connell%40manchester.gov.uk%7Ccb2f2a3f5c604857708c08d8fe4282f5%7Cb0ce7d5e81cd47fb94f7276c626b7b09%7C0%7C0%7C637538909033336022%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=MekQxr7xnnUCmQUml1HQXmSxgNamQu146TlA%2F2VooAM%3D&reserved=0


4/13/2021 Email - Andy Connell - Outlook

https://outlook.office.com/mail/inbox/id/AAQkAGZkMTFkYzVhLWY3NjctNDIzNi05OGQ5LWUwODg1NDQ0NjE4NAAQAAr3tDqxVENBnyRHAW%2BuY… 2/2

 
Percentage impact should be presented on an approach by approach basis rather than looking the whole
junc�on together.

 
Subject to the analysis of the traffic flows being correct then the conclusion about the need for further
assessment are acceptable.

 
We can confirm that the signal �ming informa�on is available.  Email gmutc@�gm.com and quota�on for
the informa�on will be provided along with the �mescales.

 
Note that if the impact of the flows on the junc�ons are significant then appropriate mi�ga�on would be
expected – it would be prudent to discuss the results of the modelling with MCC and TfGM prior to
submission of the TA.

 
Thanks
 
Jordon Harris
Infrastructure Development Support Officer
Transport for Greater Manchester
 
2 Piccadilly Place, Manchester M1 3BG
Direct line 0161 244 1072, Extension 701072
www.�gm.com
 
This email and any files transmitted with it are intended solely for the use of the individual or entity to
whom they are addressed and may contain confidential and/or privileged information. Any review,
retransmission, dissemination or other use of, or taking of any action in reliance upon this information
by individuals or entities other than the intended recipient is prohibited. If you are not the intended
recipient please notify the sender immediately and delete the email and any attachments. As a public
body, Transport for Greater Manchester may be required to disclose this email or any response to it
under the Freedom of Information Act 2000, unless the information in it is covered by one of the
exemptions in the Act. 
This email has been scanned for all viruses and passed through Content Control by the iCritical Email
Security System.
******************************************************************** 
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The full text of the Council's email disclaimer is available at  www.manchester.gov.uk/emaildisclaimer. 

Your personal data is very important to us. Please refer to our privacy no�ce at  www.manchester.gov.uk/privacy  for further informa�on. 

This footnote also confirms that this email message has been swept for the presence of computer viruses. 
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Minutes 

Meeting: Ancoats and New Islington – Councillor Briefing Session 

Held on:  Thursday 18 March 

Location: Microsoft Teams 

Present: Katie Wray, Andy Cowan, Hannah Graham, Cameron Radford (Deloitte) 

 Ian Knight (Manchester Life Development Company) 

 Stephanie Dylak (Great Places Housing Group) 

 Andy Avery, Matthew Burl (Buttress) 

 Cllr Emma Taylor, Cllr Majid Dar (Ancoats & Beswick Ward Councillors) 

Copies to 
those invited 
but not in 
attendance: 

Cllr Rosa Battle (Ancoats & Beswick Ward Councillor) 

Cllr June Hitchens, Cllr Carmine Grimshaw, Cllr John Flanagan (Miles Platting & Newton Heath 
Councillors) 

 

 

Description 

1: AC provided an overview of the sites that would be presented to Councillors today and an overview of other 
stakeholders that had been engaged with over the past few months to inform design development. 

2: A run through of the proposals for each Site that would be presented at the public consultation was given by 
Buttress, as explained below.  

For each Site, AC provided an overview of the feedback from the last public consultation exercise which took 
place between December 2020 and January 2021 including a discussion on how the proposals have responded 
to these. 

3: Eliza Yard and Ancoats Mobility Hub – Manchester Life Development Company (MLDC) schemes presented by 
MB, illustrating the latest development proposals and how the design had evolved since our last presentation to 
Councillors 

 Downley Drive – a Great Places (GP) scheme presented by AA, , illustrating the latest development proposals 
and how the design had evolved since our last presentation to Councillors. SD also spoke about the background 
to Great Places acquiring the Site and their aspirations for the proposal to be an exemplar in terms of 
sustainability.  
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4: AC also outlined Downley Drive’s regeneration history highlighting its status as brownfield land to be brought 
forward for residential development in line with long-term aspirations held by Manchester City Council. It was 
noted that the Site that had previously been subject to planning permissions and referenced in MCC 
regeneration guidance since the early 2000s. 

5: An opportunity was then given to Councillors to ask questions: 

a. Cllr Dar noted that the proposals were good. He stated that he liked the terracotta and panelling and 
questioned whether the panelling is insulated. MB explained that the terracotta is a rain screen and 
therefore is not insulated. 

b. Cllr Dar questioned whether the Eliza Yard development was 6 or 8 storeys. MB advised that the 
development is 8 storeys. 

c. Cllr Dar questioned how many business units will be provided on the ground floor of the Eliza Yard 
development. MB advised that there are currently 5 commercial units at ground floor. 

d. Cllr Dar questioned whether the Mobility Hub will be used by everyone or just for residents that live in the 
area and will there be different arrangements for residents. IK explained that the Mobility Hub is principally 
for the residential developments that will be coming forward but in the short-term may be used by 
everyone. IK stated that they will explore whether a season ticket could be an option for residents. 

e. Cllr Taylor stated that she had no questions and advised that she will be stepping down as a Councillor for 
Ancoats and Beswick after the May elections in 9 weeks’ time. 

6: A final opportunity was given to GP and MLDC to comment prior to closing the session. Deloitte advised that a 
copy of the presentation will be shared with the Councillors and that the project team will inform the 
Councillors when the consultation goes ‘live’. 
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Chris Rushton

From: Andy Connell <andy.connell@manchester.gov.uk>

Sent: 24 March 2021 11:17

To: Chris Rushton; Sam Denby

Subject: Re: KRN Ref. 20/312 - Ancoats Green Mobility Hub

CAUTION: This email originated from outside of Hydrock. Do not click links or open attachments unless you recognise the sender 

and know the content is safe. 

 

Hi Chris, yes that's fine. 

 

Regards,  

  

Andy Connell (Working Times until the end of  

March 2021:- Tuesday to Thursday 0700 - 1600)  

CURRENTLY WORKING FROM HOME  

Traffic Engineer  

Highways Service, Neighbourhoods Directorate  

5th Floor Bridgewater House  

Whitworth Street  

Manchester   

M1 6LT  
  

Tel External: 0161 219 6510  

Tel Internal:  801 36510  

Work mobile: 07949 611265  

E-mail: andy.connell@manchester.gov.uk  

Web:    http://www.manchester.gov.uk  

 

From: Chris Rushton <ChrisRushton@hydrock.com> 

Sent: 24 March 2021 10:12 AM 

To: Andy Connell <andy.connell@manchester.gov.uk>; Sam Denby <SamDenby@hydrock.com> 

Subject: RE: KRN Ref. 20/312 - Ancoats Green Mobility Hub  

  

Hi Andy, 

  

Thanks for getting back to me yesterday. 

  

Apologises for any confusion, but the attached plan was produced to identify all of the committed developments within 

the area. However, we wasn’t suggesting that we would need to include all of these in our assessments. In fact we 

would propose that only the sites (highlighted in red) within the figure below is required. 

  

If you can confirm that you happy with this approach, then we will get these included within our assessments. 

Obviously, if there are specific ones you want us to include, then we can do add these our proposed committed 

development sites. 
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Cheers, 

Chris 

  

 
  
Kind regards 
  
Chris Rushton BA (Hons) CMILT MTPS 
Associate | Transportation  
  
Following government advice, I am currently working from home. If we need to speak, drop me a line and I’ll get straight back to you. For wider 
information on working with Hydrock during COVID-19 visit hydrock.com/coronavirus.  
  
Hydrock 
Northern Assurance Buildings, 9-21 Princess St, Albert Square, Manchester M2 4DN 
Tel: +44 (0)161 804 5550  Ext: 5005  Mob: 07469858024 
Email: ChrisRushton@hydrock.com 
hydrock.com  
  
  

    

Six consecutive years in the ‘Sunday Times 100 Best Companies to Work For’ listing, and winner of the NCE100 ‘Health and Wellbeing Leader of the 
Year’ award, 2019. 

   

Hydrock Consultants Limited, company number 3118932 registered in England and Wales at Over Court Barns, Over Lane, Almondsbury, Bristol, BS32 
4DF. Before printing this e-mail, please think about the environment. Disclaimer: The information in this e-mail is confidential and may be read, copied 
or used only by the intended recipients. If you are not the intended recipient you are hereby notified that any perusal, use, distribution, copying or 
disclosure is strictly prohibited. If you have received this e-mail in error please advise us immediately by return e-mail to bristol@hydrock.com and 
delete the e-mail document without making a copy. Whilst every effort has been made to ensure this email is virus free, no responsibility is accepted for 
loss or damage arising from viruses or changes made to this message after it was sent. 
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From: Andy Connell <andy.connell@manchester.gov.uk>  

Sent: 23 March 2021 14:44 

To: Chris Rushton <ChrisRushton@hydrock.com>; Sam Denby <SamDenby@hydrock.com> 

Subject: Re: KRN Ref. 20/312 - Ancoats Green Mobility Hub 

  

CAUTION: This email originated from outside of Hydrock. Do not click links or open attachments unless you recognise the sender 

and know the content is safe. 

  

Hi to both, apologies for delay - been off and now being asked to prioritise for city centre reopening on 12th 

April! 

  

Committed development proposals for inclusion look fine to me. 

  

Regards,  

  

Andy Connell (Working Times until the end of  

March 2021:- Tuesday to Thursday 0700 - 1600)  

CURRENTLY WORKING FROM HOME  

Traffic Engineer  

Highways Service, Neighbourhoods Directorate  

5th Floor Bridgewater House  

Whitworth Street  

Manchester   

M1 6LT  
  

Tel External: 0161 219 6510  

Tel Internal:  801 36510  

Work mobile: 07949 611265  

E-mail: andy.connell@manchester.gov.uk  

Web:    http://www.manchester.gov.uk  

  

From: Chris Rushton <ChrisRushton@hydrock.com> 

Sent: 22 March 2021 11:58 AM 

To: Andy Connell <andy.connell@manchester.gov.uk> 

Cc: Sam Denby <SamDenby@hydrock.com> 

Subject: RE: KRN Ref. 20/312 - Ancoats Green Mobility Hub  

  

Hi Andy, 

  

Following the email I sent on 05/03/21, I’m just contacting you to obtain a response from MCC as to what committed 

development sites are required to be included within our assessments.  

  

If you can get back to me asap on this please, as this needs to feed into our modelling assessments. 

  

For ease of reference, I’ve re-attached the drawing illustrating the committed developments Hydrock have identified 

following a search of MCC’s planning portal to identify committed developments within the vicinity of the site.  

  

I look forward to hearing back from you soon. 
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Cheers, 

Chris 

  
Kind regards 
  
Chris Rushton BA (Hons) CMILT MTPS 
Associate | Transportation  
  
Following government advice, I am currently working from home. If we need to speak, drop me a line and I’ll get straight back to you. For wider 
information on working with Hydrock during COVID-19 visit hydrock.com/coronavirus.  
  
Hydrock 
Northern Assurance Buildings, 9-21 Princess St, Albert Square, Manchester M2 4DN 
Tel: +44 (0)161 804 5550  Ext: 5005  Mob: 07469858024 
Email: ChrisRushton@hydrock.com 
hydrock.com  
  
  

    

Six consecutive years in the ‘Sunday Times 100 Best Companies to Work For’ listing, and winner of the NCE100 ‘Health and Wellbeing Leader of the 
Year’ award, 2019. 

   

Hydrock Consultants Limited, company number 3118932 registered in England and Wales at Over Court Barns, Over Lane, Almondsbury, Bristol, BS32 
4DF. Before printing this e-mail, please think about the environment. Disclaimer: The information in this e-mail is confidential and may be read, copied 
or used only by the intended recipients. If you are not the intended recipient you are hereby notified that any perusal, use, distribution, copying or 
disclosure is strictly prohibited. If you have received this e-mail in error please advise us immediately by return e-mail to bristol@hydrock.com and 
delete the e-mail document without making a copy. Whilst every effort has been made to ensure this email is virus free, no responsibility is accepted for 
loss or damage arising from viruses or changes made to this message after it was sent. 
  

From: Chris Rushton  

Sent: 05 March 2021 15:41 

To: andy.connell@manchester.gov.uk 

Cc: Sam Denby <SamDenby@hydrock.com>; Ian Knight <ian.knight@mcrlife.co.uk>; Riccardo.Boncinelli@tfgm.com; 

Richard.Dolphin@tfgm.com 

Subject: RE: KRN Ref. 20/312 - Ancoats Green Mobility Hub 

  

Hi Andy, 

  

As discussed in the meeting yesterday, Hydrock have undertaken a search of MCC’s planning portal to identify 

committed developments within the vicinity of the site. Please find attached a copy of the plan which identifies these 

committed developments. 

  

If you can please review, and provide any comments / confirm which of these sites are required to be included within 

our assessments.  

  

Additionally, as per our meeting yesterday evening, we looked forward to receiving TfGM’s data / comments in relation 

to traffic impact assessments early next week. 

  

Cheers, 

Chris 

  
Kind regards 
  



5

Chris Rushton BA (Hons) CMILT MTPS 
Associate | Transportation  
  
Following government advice, I am currently working from home. If we need to speak, drop me a line and I’ll get straight back to you. For wider 
information on working with Hydrock during COVID-19 visit hydrock.com/coronavirus.  
  
Hydrock 
Northern Assurance Buildings, 9-21 Princess St, Albert Square, Manchester M2 4DN 
Tel: +44 (0)161 804 5550  Ext: 5005  Mob: 07469858024 
Email: ChrisRushton@hydrock.com 
hydrock.com  
  
  

    

Six consecutive years in the ‘Sunday Times 100 Best Companies to Work For’ listing, and winner of the NCE100 ‘Health and Wellbeing Leader of the 
Year’ award, 2019. 

   

Hydrock Consultants Limited, company number 3118932 registered in England and Wales at Over Court Barns, Over Lane, Almondsbury, Bristol, BS32 
4DF. Before printing this e-mail, please think about the environment. Disclaimer: The information in this e-mail is confidential and may be read, copied 
or used only by the intended recipients. If you are not the intended recipient you are hereby notified that any perusal, use, distribution, copying or 
disclosure is strictly prohibited. If you have received this e-mail in error please advise us immediately by return e-mail to bristol@hydrock.com and 
delete the e-mail document without making a copy. Whilst every effort has been made to ensure this email is virus free, no responsibility is accepted for 
loss or damage arising from viruses or changes made to this message after it was sent. 
  

From: Andy Connell <andy.connell@manchester.gov.uk>  

Sent: 04 March 2021 07:15 

To: Sam Denby <SamDenby@hydrock.com> 

Cc: Richard Dolphin <Richard.Dolphin@tfgm.com> 

Subject: Fw: KRN Ref. 20/312 - Ancoats Green Mobility Hub 

  

CAUTION: This email originated from outside of Hydrock. Do not click links or open attachments unless you recognise the sender 

and know the content is safe. 

  

Sam, apologies for my earlier mistake. 

  

Here are the comments from TfGM. 

  

Regards,  

  

Andy Connell (Working Times until the end of  

March 2021:- Tuesday to Thursday 0700 - 1600)  

CURRENTLY WORKING FROM HOME  

Traffic Engineer  

Highways Service, Neighbourhoods Directorate  

5th Floor Bridgewater House  

Whitworth Street  

Manchester   

M1 6LT  
  

Tel External: 0161 219 6510  



6

Tel Internal:  801 36510  

Work mobile: 07949 611265  

E-mail: andy.connell@manchester.gov.uk  

From: Riccardo Boncinelli <Riccardo.Boncinelli@tfgm.com> 

Sent: 01 March 2021 10:27 

To: Leanne Chapman <leanne.chapman@manchester.gov.uk> 

Cc: Landuse <Landuse@tfgm.com> 

Subject: KRN Ref. 20/312 - Ancoats Green Mobility Hub  

  

Please find attached comments on the latest scoping submission for the development: 

  

 MCC need to inform applicant of committed developments. 

  

 Percentage impact assessment of predicted flows is not a valid way of assessing impact of the new flows on the 

highway network. 

  

 Junction assessments: The data collection was in October 2020 – this is in the reduced traffic volumes due to 

COVID – the flows should be crossed referenced against the pre-COVID figures using the ATC data available from 

TfGM or other sources and factored up accordingly 

  

 More justification is required to back the assertion that the existing residents in the area will use the new car 

park – just because they are residents doesn’t mean that they will automatically use the car park especially if 

there is an additional cost 

  

 Paragraph: 2.3.6 – the 20 per cent value for uptake in the hub needs more justification 

  

 TfGM would prefer that there are no netted-off trips for the car park and as such all trips to and from the car 

park are new – this could be run as a separate sensitivity test. 

  

 Paragraph 2.4.1 For a 407 space car park – presumably mostly work trips – these numbers seem low  

  

Regards, 

  

Riccardo Boncinelli 

  

This email and any files transmitted with it are intended solely for the use of the individual or entity to whom they are 

addressed and may contain confidential and/or privileged information. Any review, retransmission, dissemination or 

other use of, or taking of any action in reliance upon this information by individuals or entities other than the intended 

recipient is prohibited. If you are not the intended recipient please notify the sender immediately and delete the email 

and any attachments. As a public body, Transport for Greater Manchester may be required to disclose this email or any 

response to it under the Freedom of Information Act 2000, unless the information in it is covered by one of the 

exemptions in the Act. 

This email has been scanned for all viruses and passed through Content Control by the iCritical Email Security System. 
******************************************************************** 

This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are addressed. 

If you have received this email in error, please notify the system manager. 

The full text of the Council's email disclaimer is available at  www.manchester.gov.uk/emaildisclaimer. 

Your personal data is very important to us. Please refer to our privacy notice at  www.manchester.gov.uk/privacy  for further information. 

 

This footnote also confirms that this email message has been swept for the presence of computer viruses. 

******************************************************************** 
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******************************************************************** 

This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are addressed. 

If you have received this email in error, please notify the system manager. 

The full text of the Council's email disclaimer is available at  www.manchester.gov.uk/emaildisclaimer. 

Your personal data is very important to us. Please refer to our privacy notice at  www.manchester.gov.uk/privacy  for further information. 

 

This footnote also confirms that this email message has been swept for the presence of computer viruses. 

******************************************************************** 

******************************************************************** 

This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are addressed. 

If you have received this email in error, please notify the system manager. 

The full text of the Council's email disclaimer is available at  www.manchester.gov.uk/emaildisclaimer. 

Your personal data is very important to us. Please refer to our privacy notice at  www.manchester.gov.uk/privacy  for further information. 

 

This footnote also confirms that this email message has been swept for the presence of computer viruses. 

******************************************************************** 

******************************************************************** 

This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are addressed. 

If you have received this email in error, please notify the system manager. 

The full text of the Council's email disclaimer is available at  www.manchester.gov.uk/emaildisclaimer. 

Your personal data is very important to us. Please refer to our privacy notice at  www.manchester.gov.uk/privacy  for further information. 

 

This footnote also confirms that this email message has been swept for the presence of computer viruses. 

******************************************************************** 
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Chris Rushton

From: Andy Connell <andy.connell@manchester.gov.uk>

Sent: 17 February 2021 08:50

To: Sam Denby

Cc: Neil Bayliss-Rowe; Ian Knight; Edwards, Amelia; Chris Rushton

Subject: Re: [Hydrock: 16857-TMBI] RE: Mobility Hub - Junction Assessments

CAUTION: This email originated from outside of Hydrock. Do not click links or open attachments unless you recognise the sender 

and know the content is safe. 

 

Hi Sam, agreed. 

 

Regards,  

  

Andy Connell (Working Times until the end of  

March 2021:- Tuesday to Thursday 0700 - 1600)  

CURRENTLY WORKING FROM HOME  

Traffic Engineer  

Highways Service, Neighbourhoods Directorate  

5th Floor Bridgewater House  

Whitworth Street  

Manchester   

M1 6LT  
  

Tel External: 0161 219 6510  

Tel Internal:  801 36510  

Work mobile: 07949 611265  

E-mail: andy.connell@manchester.gov.uk  

Web:    http://www.manchester.gov.uk  

 

From: Sam Denby <SamDenby@hydrock.com> 

Sent: 16 February 2021 6:06 PM 

To: Andy Connell <andy.connell@manchester.gov.uk> 

Cc: Neil Bayliss-Rowe <neil.bayliss-rowe@manchester.gov.uk>; Ian Knight <ian.knight@mcrlife.co.uk>; Edwards, Amelia 

<Amelia.Edwards@macegroup.com>; Chris Rushton <ChrisRushton@hydrock.com> 

Subject: RE: [Hydrock: 16857-TMBI] RE: Mobility Hub - Junction Assessments  

  

Hi Andy, 

  

Many thanks for your time earlier. 

  

Further to our discussions my notes of our conversation is set out below.  If you feel there is any discrepancy I would be 

most grateful if you could flag these so our records are correct. 
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 We discussed the existing carriageway and footway widths on Poland Street not being what we would plan for if 

we were starting with a blank canvas. You confirmed this was not uncommon in Manchester City Centre and 

was not considered a show stopper;  

 We discussed the potential of a one way system.  While this options was not ruled out per se, you made the 

point that a one way system can create more challenges than it solves; 

 You confirmed MCC will not accept surface dressing/a coloured carriageway as speed mitigation, therefore 

some vertical proposal to act as a deterrent to vehicle speeds is required.  It is noted that the current speed 

limit along Poland Street is 20mph; 

 We discussed the options of speed cushions and raised tables at junctions.  Speed cushions were discounted 

due to the available carriageway width issues; 

 We also discussed about having two raised tables either site of the hub access, located off Silk Street/George 

Leigh Street.  The aim is reducing traffic speeds in the vicinity of the proposed vehicle access points of the 

hub.  We have set out a revised proposal which is attached FYI; and 

 It was discussed that undertaking an independent Road Safety Audit is appropriate to confirm if such an 

arrangement is acceptable. 

  
Kind regards 
  
Sam Denby BA (Hons) MSc CMILT 
Technical Director | Transportation 
  
Hydrock 
Northern Assurance Buildings, 9-21 Princess St, Albert Square, Manchester M2 4DN 
  
Tel: (0161) 804 5550 Internal Ext: 5014 
Mobile: 07584 081 586 
Email: SamDenby@hydrock.com 

  

From: Andy Connell <andy.connell@manchester.gov.uk>  

Sent: 16 February 2021 08:34 

To: Sam Denby <SamDenby@hydrock.com> 

Cc: Neil Bayliss-Rowe <neil.bayliss-rowe@manchester.gov.uk> 

Subject: Re: [Hydrock: 16857-TMBI] RE: Mobility Hub - Junction Assessments 

  

CAUTION: This email originated from outside of Hydrock. Do not click links or open attachments unless you recognise the sender 

and know the content is safe. 

  

Thanks Sam, 

  

With regard to traffic calming, the provision of junction plateaus as depicted in appendix G could fit the bill 

although measures should be spaced every 60/70m to have the desired effect. Therefore, depending on the 

lengths between junctions you might need other measures such as speed cushions between plateaus eg 

between Jersey St and Naval St. 

  

Regards,  

  

Andy Connell (Working Times until the end of  

March 2021:- Tuesday to Thursday 0700 - 1600)  

CURRENTLY WORKING FROM HOME  

Traffic Engineer  

Highways Service, Neighbourhoods Directorate  

5th Floor Bridgewater House  
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Whitworth Street  

Manchester   

M1 6LT  
  

Tel External: 0161 219 6510  

Tel Internal:  801 36510  

Work mobile: 07949 611265  

E-mail: andy.connell@manchester.gov.uk  

Web:    http://www.manchester.gov.uk  

  

From: Sam Denby <SamDenby@hydrock.com> 

Sent: 12 February 2021 12:05 PM 

To: Richard Dolphin <Richard.Dolphin@tfgm.com>; Andy Connell <andy.connell@manchester.gov.uk> 

Cc: Neil Bayliss-Rowe <neil.bayliss-rowe@manchester.gov.uk>; Ian Knight <ian.knight@mcrlife.co.uk>; Edwards, Amelia 

<Amelia.Edwards@macegroup.com>; Chris Rushton <ChrisRushton@hydrock.com> 

Subject: [Hydrock: 16857-TMBI] RE: Mobility Hub - Junction Assessments  

  

Afternoon Richard/Andy, 

  

I hope you are well. 

  

Further to our recent meeting please find attached an updated technical note for your review.  Much of the information 

is the same to that which we provided back on 23rd  December 2020 but the key differences are: 

  

 The size of the hub parking facility has provisionally increased to 407 spaces and the number/assessments have 

been updated to reflect this; 

 We have presented a ‘wider traffic impact’ taking into the discussions of the 30 vehicle two-way development 

trips (Appendix E).  We would welcome TfGM’s view on any additional junction assessments that may be 

required; and 

 We have presented a potential speed mitigation scheme along Poland Street in Appendix G.  We would 

welcome MCC’s view on this type of proposal in this location. 

  

As ever if there are any queries please do not hesitate to contact myself directly. 
  
Kind regards 
  
Sam Denby BA (Hons) MSc CMILT 
Technical Director | Transportation 
  
Hydrock 
Northern Assurance Buildings, 9-21 Princess St, Albert Square, Manchester M2 4DN 
  
Tel: (0161) 804 5550 Internal Ext: 5014 
Mobile: 07584 081 586 
Email: SamDenby@hydrock.com 

  
Following government advice, I am currently working from home. If we need to speak, drop me a line and I’ll get straight back to you. For wider 
information on working with Hydrock during COVID-19 visit hydrock.com/coronavirus.  
  
hydrock.com  
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Hydrock Consultants Limited, company number 3118932 and Hydrock NMC Limited, company number 05579646, are subsidiaries of Hydrock Group 
Limited, company number 6644687, registered in England and Wales at Over Court Barns, Over Lane, Almondsbury, Bristol, BS32 4DF.   
Before printing this e-mail, please think about the environment. 
Disclaimer: The information in this e-mail is confidential and may be read, copied or used only by the intended recipients. If you are not the intended 
recipient you are hereby notified that any perusal, use, distribution, copying or disclosure is strictly prohibited. If you have received this e-mail in error 
please advise us immediately by return e-mail at bristol@hydrock.com and delete the e-mail document without making a copy. Whilst every effort has 
been made to ensure this email is virus free, no responsibility is accepted for loss or damage arising from viruses or changes made to this message 
after it was sent. 
  
******************************************************************** 

This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are addressed. 

If you have received this email in error, please notify the system manager. 

The full text of the Council's email disclaimer is available at  www.manchester.gov.uk/emaildisclaimer. 

Your personal data is very important to us. Please refer to our privacy notice at  www.manchester.gov.uk/privacy  for further information. 

 

This footnote also confirms that this email message has been swept for the presence of computer viruses. 

******************************************************************** 

******************************************************************** 

This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are addressed. 

If you have received this email in error, please notify the system manager. 

The full text of the Council's email disclaimer is available at  www.manchester.gov.uk/emaildisclaimer. 

Your personal data is very important to us. Please refer to our privacy notice at  www.manchester.gov.uk/privacy  for further information. 

 

This footnote also confirms that this email message has been swept for the presence of computer viruses. 

******************************************************************** 
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This report has been prepared for Manchester Life Strategic Development Company Limited 
and on the understanding that it will be made publicly available.  
 
All copyright and other propriety rights in the report remain the property of Deloitte LLP and 
any rights not expressly granted in these terms or in the Contract are reserved. 
 
No party other than Manchester Life Strategic Development Company Limited is entitled to 
rely on the report for any purpose whatsoever and thus we accept no liability to any other 
party who is shown or gains access to this document. 
 
Deloitte LLP is a limited liability partnership registered in England and Wales with registered 
number OC303675 and its registered office at 1 New Street Square, London, EC4A 3HQ, 
United Kingdom. 
 
Deloitte LLP is the United Kingdom affiliate of Deloitte NSE LLP, a member firm of Deloitte 
Touche Tohmatsu Limited, a UK private company limited by guarantee (“DTTL”). DTTL and 
each of its member firms are legally separate and independent entities. DTTL and Deloitte 
NSE LLP do not provide services to clients. Please see www.deloitte.com/about to learn 
more about our global network of member firms. Real Estate Services regulated by RICS. 
 
© 2021 Deloitte LLP. All rights reserved. 
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